K SANTA BARBARA COUNTY PLANNING COMMISSION 7
Staff Report for Chisan Nursery Dev?» t Plap r=a

Hearing Date: October 21,2009 Deputy Difectef=~Do 6
Staff Report Date: Qctober 5, 2009 Division: Dev. Rev. North County
Case No.: 07DVP-000000-00035 Supervising Planner- John Karamitgog

Supervising Planmer Phone #: 934-6255
Staff Contact: Florence Trotter-Cadena

Environmental Document: 09NGD—OOOOO-OOOI2 Planner’s Phone #: 934-6253

OWNER:

Mr. Joe Kim v TR : S 4
Chisan Nursery S R
P.O. Box 525

Los Alamos CA 93449

he)
e,
i

AGENT:

Mr. Ray Sevem

Penfield and Smith

210 East Enos Drive, Suite A
Santa Maria CA 93454

805 925-2345 Ext: 114

This site is identified as Assessor’s Parce] Number 133
130-009, located at 9676 Harvesi Road, in the Los
Alamos area, Third Supervisorial District.

Application Complete: September 23, 2008
Processing Deadline: 60 days from approval of ND

1.0 REQUEST

he application mvolves Assessor’s Parcel Number 133-130-009, located at 9676 Harvest Road,
the Los Alamos area, Third Supervisoria] District.

EXHIBIT ¢
Staff Report dated October 5,2009
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The ND and al] documents may be reviewed at Lhe P]annmg and Development Department, 123

East Anapamu Street,’ Santa Barbara or 674 West Foster Road, Suite C, Santa Maria. The ND is’

also available for review at the' Santa Marja‘public Library, Cook Street, Santa Maria.

2.0 RECOMMENDATION AND PROCEDURES

Follow the procedures ou’dmed below and condrtrona]ly approve Case No O7DVP OOOOO 00035
marked "Officially Accepted, County of Santa Barbara October 21, 2009 County Planning
Commission Attachment A-F", based upon the project's consistency wrth the Comprehensrve
Plan and based on the ability to make the required findings.

Your Commission's motion should include rhe following:

1. Adopt the required findings for the project specified in Attachment A of this staff report
: including CEQA findings. :

2.  Approve the Negative Declaration and adopt the mitigation momtonng program contamed;

in the condmons of approval inchided as Attachment B.
| 3. Approve the pIOJect subj ect to the conditions included as Attachment C.

Refer back to staff if the County Planning Commission takes other than the recommended action
for appropriate fmdmgs and condmons :

3 O JURISDICTI()N

This project is being considered by the County Planning Commission based on County Land Use
and Development Code Sections 35.21.30.C & 35.82.080.B.3, which place all Development
Plans greater than 20,000 fi? of gross floor area outside' the review authority of the Director or
Zoning Adrm'm'strator and under the review authority of the Planning Commission. :

4.0 ISSUE SUMMARY

The proposed development mvolves the legahzatron and ‘construction” of approxnnately 14
million square feet of greenhouse- development with parking, landscaping and associated

unprovements on the parcel. Existing access from Harvest Road via U.S. Highway 101 serves .

most traffic assoerated with the project. - The site is visible from Highway 101 and would require
landscaprng to soften the view to travelers within this public corridor and final approval from the
Central Board of Archrtectural Review for the entire project. - L

There is agricultural land to the north, south east and West with these propernes used for cattle
grazing or vineyards
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5.0 PROJECT INFORMATION

5.1 Site Information

Site Information
Comprehensive Plan Designation AC, Rura] area, Commercia] Agricultural

Ordinance, Zone Land Use and Development Code, AG-1I-] 00, Agriculture,
100 acre minimum parcel size, High Fire Hazard Area
Site Size 49.9 acres (8ross/net)

The site is used for orchid growing and developed witp,
1,079,917 Square feet of unpermitted greenhouses for plant
protection, an existing TeServolr, equipment shed and three

modular farm employee dwellings.

Surrounding Uses/Zone(s) North: AG-11-100, Agriculture
South: AG-II-] 00, Agriculture

East: AG-II-100, Agriculture
West: AG-II-1 00, Agriculture
Harvest Road, via U g, Highway 101
Water Supply: Private Water Well

Sewage: Private Septic System
Fire: S.B. County Fire, Stn: 24, Los Alamosg Station

Present Use & Development

Access
Public Services

Ordinance Standard
Allowable w/Fina]
Development Plan LUDC
35.82.80

Allowable (35 fi in AG zone
for dwellings only) LUDC
35.21.50

Developed

Tuctures (floor area) 1.4 million Square feet

1x. Height of Structure(s)
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. Statistics:

Item

Developed

Ordinance Standard

Building Coverage (footprint)

1.4 million square feet of
building coverage equals .
approximately 32 acres on a-
49.9 acres lot or 64% lot
coverage ' '

No maximum limit identified
in AG zone

Commercial Greenhouses = 2

Roads 365,575 square feet -
Parking (covered/uncovered 96 uncovered parking Spaces, | spaces per acre
ratio) ‘ four would meét handicapped | Offices, laboratories, or
Walkways requirements. administration =
1 1 space per 300 sq. ft.
Production storage,.or
warehousing = 1 space per
1,000 sq. ft.
s - Total Required: 76 spaces
Open Space 1,889,930 square feet N/A for AG zone. '

Private, Landscaping and
detention basins

| Development Plan requires

landscaping plan 35.34.30

3 émployee dWel]in'gs’

Number of Dwellings Conditional Use Permits
previously permitted under ~ | LUDC 35.82.60
| 05CUP-00000-00060
Employees #25- 50 employees for the See above under Roads,
_greenhouse operation | Parking and Walkways -
Grading Less than 50 cubic yards N/A for AG zone
SQUARE FOOTAGE
Land Use Designation Existing | Proposed ~ Total . .
Equipment storage buﬂdmg, 725 sq. fi. ‘ 725 sq. ft.
built 1939 = " o
Unpernntted Addition o 475 sq. fi. 475 sq. fi.
existing equipment storage ' '
building
Unpermitted Equlpment 3,654 sq. fi. 3,654 sq. ft. .
Storage Building :
Unpermitted greenhouses 1,086,784 sq. fi 1,086,784
Two proposed greenhouses 296,475 sq. ft. 296,475 sq.
Three modular employee 1,217 sq. ft. each 1,217 sq. ft.
dwellings B each
Three unpermitted porches and | 3 x 132 sq. ft. 396 sq. fi.

~ b
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two unpermitted storage deck/porch
building attached 1o of the 2x 60 sq. fi.

modular units Storage sheds
e

€quipment
mﬂ-.
—

5.4 Description

peak production and less than 2 rips per week during off season production.
would be from 8-5, M.F and Saturday 8-12 during peak season and 7-4, M-F and Saturday 8-12

during off season.

5.5 Background Information

0.0 PROJECT ANALYSIS

1 Environmental Review
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implementation of the California Environmental Quality Act and the County of Santa Barbara
Envirenmental Guidelines. Mitigation measures required to reduce potentially significant
impacts on Aesthetics/Visual Resources, Air Quality, Biological Resources, Cultural Resources,
Fire, Geologic Processes, Hazardous Materials / Risk of Upset, Land Use, Noise, and Water
Resources/Flooding were accepted by the applicant on August 18, 2009 and are included in the
recommended conditions of approval (Attachment C). The Draft Mitigated Negative Declaration
(MND) was circulated for public comment and review for an initial 30 days (August 27, 2009
through September 25, 2009). Written comments were received from: 1) the Ray Severn, agent,
Penfield and Smith; and 2) the Air Pollution Control District.

Please refer to the Proposed Final Negative Declaration for a full discussion of all environmental
issues, including the existing setting, poten’ua] project impacts, and reqmred mitigation to reduce
these ]anUﬁCd 1mpacts

6.1.1 Impaets and Mtigationu

Aesthetics: The development p]an proposes the: constructlon of ]425 285 square feet- of
greenhouse deve]opment onsite to be used for the cultivation of orchids. Several mitigation
measures have also been applied to the project including requlrements that the design, scale, and
character of the pIOJect architecture shall be compatible with surfounding development, natural
buildings materials shall be utilized, and that native or drought tolerant plants be used in the . -
]andscape de31gn With the incorporation of these aforementloned measures the project will not
have sxgmﬁcant aesthetlc unpacts : e :

Al Quahg Extenswe anaJySJS has been performed to" ascertam the prOJect’s potent]al air quahty
impacts both during construction and operational phases. However, creation of nuisance dust and
related impacts during construction has the potential to impact surrounding receptors. Therefore,
the County’s standard dust mitigation measures have been apphed to the project and will reduce

this poten‘oal to impact to a level below 51gruﬁcance

Biological' 'Re"svourc‘es The proposed development will be primarily located within areas of.
existing vineyards, however, minor draimage improvements will be constructed adjacent to San
Antonio Creek. Mitigation measures- have been added which require ‘consultation from the
California Department of Fish and Game and United States Army Corps of Engineers to ensure that
the project will not have significant impacts on biological resources. ‘

Cultural Resources: No known archaeological resources are located on the proposed project site.
The County’s standard archaeological discovery condition-has been added to the project to ensure
that potential impacts to unknown archaeologlcal resources discovered during construction- would
be less than 51gmﬁcant

Fire: An increase in fire hazard potential would be associated with the increase of human
activity on theAs'ite and the additional structural development. These include providing fire
extinguishers onsite, adding sprinkler systems to the proposed structures, installing six fire
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hydrants, prbviding adequate addressing, providing adequate access ways, permits for the use ang
storage of hazardous Wastes/flammab]e materials, and payment of fire mitigation feeg. The
application of these measures would ensure that .project related fire hazards are Jess than

significant.

€ polential impacts remain below a level of significance the County’s
standard conditions for Grading, Drainage, and Frosion Control have been applied to the project.

Hazardous Materials / Risk of Upset: Thig Hazardous Materials Business Plan (HMBP) has
been reviewed and approved by the Fire Department’s Hazardous Material Unit (HMU). With the

ough the estimated water usage for the proposed Project is greater than the 23
AFY threshold of significance for the San Antonio Groundwater Basin, the 54.62 AFY is
approximately 53 AFY (50%) Iess than the baseline water usage that had previously occurred on
the project site (baseline), and the proposed project would therefore result in a net decrease in
water usage. With the implementation of these mitigation measures the project’s potential for
impacts to water Tesources will be reduced to a less than significant Jeve]

6.2 Comprehensive Plan Consistency
REQUIREMENT | DISCUSSION

Land Use Element Designation Consistent: The parcel is 49.9 acres in size and s
dericuliure I 100-acre minimum size considered ]ega]—nonconfonning as 1o size.

4gricultura[Element, Goal I Consistent:  The current agricultural activities
comprise orchid cultivation entirely within the
anta Barbara County shall assure ang enhance existing greenhouses. The parcel is currently
'€ Ccontinuation of agriculture as 4 major viable | enrolled in the agricultura] Preserve program, has
oduction industry in Santa Barbara County. | been reviewed by the Agricultural Preserve
griculture shall pe encouraged. Advisory Committee, and would remain in the
' program following project approval. Therefore,
the proposed project would be consistent with the
Goals and Policies of the Agricultural Element.

riculiural Element, Policy I.D
riculturnl Element, Goal yi
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REQUIREMENT

DISCUSSION

Agricultural lands shall be protected from adverse
urban influence

Agricultural Element, Policy 11.D

Conversion of highly productive agricultural lands. |

whether urban or rural, shall be discouraged. The
County shall support programs which encourage
the retention of highly productive agricultural
lands.

Land Use Element, Santa ¥Ynez Area Goals,
Agriculture

Agriculture should be preserved and protected as
one of the primary economic bases of the Valley.

Land Use Development.

Policy # 4. Prior to issuance of a use permil, the
County shall- make ihe finding, based on
information provided by environmental documents,
staff analysis, and the applicant, that adequate
public and private services and resources (Le.,
water, sewer, roads, elc.) are available 1o serve the
proposed development. The - applicant shall
assume full responsibility for costs incurred in
service connections or improvements that are
required as a result of the proposed project. Lack
of availablé public or private services or resources
shall be grounds for denial of the project or
reduction in the density otherwise indicated in the
land use plan. :

Consistent: Domestic and agricultural water
would continue to be provided by an existing water
well onsite. Sanijtary services would be provided
by existing and proposed private septic systems in

- conformance with Enviljm_l_menta] Hea]ﬂj Services -
Tequirements. The adjacent frontage road and the

1/4 mile long 20° wide driveway are adequate to
serve the proposed greenhouse development.

Water for the project would be obtained from the
San Antonio ground water basin, which is in a
state of overdraft. Although the estimated water
usage for the proposed project is greater than the
23 AFY threshold of significance for the. San
Antonio Graundwater Basin, the 54.62 AFY is
approximately 53 AFY "(50%) less than the
baseline water usage that had previously occurred
on the project site (baseline),-and the proposed
project would therefore result in a net decrease in

" water usage.

Roadways and intersections in the Los Alamos
area operate at acceptable levels of service, and
would continue to operate within the acceptable
range. -

The proposed project greenhouse involve periodic
disposal of large amount of plastic. In order to
minimize landfill impacts, two conditions of
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REQUIREMENT DiSCUSSION

approval requiring recycling of green-waste and
recyclable material would be required.

Therefore, the project would be consistent Wwith the
requirements of this policy.

Hillside and Watershed Protection Policies
T —————=<I5litd frotection Policjes

Policy #1. Plans Jor development shajl minimize
cut and fill operations. Plans requiring excessive
culting and filling may be denied if it s determined
thar the development could be carried out with less
alteration of the narral terrain.

| Consistent: Total project Improvements would
require less than 50 cubje yards of cut and fill. Ng
substantijal changes in site topography would pe
required and grading would generally conform to
existing contours. The proposed project would not
result in substantia] changes in existing drainage
patterns. No trees are proposed to be removed as
part of this development.

Consistent: All new and existing development as
part of this project would be sited in areas
previously disturbed by the previous agriculture
operations and/or vehicle parking. No vegetation
would be removed as' part of this project. Ag
proposed, project development in this location
would be suitable for development in the 100-year
flood plain based op applicant’s agreement to
certain construction techniques to minimize the
flood risk. The proposed project would not result
n substantia] changes in existing drainage patterns
or the topography of the project site. The proposed
project would not Trequire the removal of any trees
and the area along San Antonio Creek would be
retained as natural open space.

Policy #2. 411 developmenr shall pe designed 10 Ju
the site topography, soils, geology, hydrology, and
any other existing conditions and be oriented so
that grading and other Site preparation js kepr 1o
an  absolute  mininmum, Natural Jeatures,
landforms, and native vegetation, such as trees,
shall be preserved 1o 1he maximum extent feasible.
Areas of the site which are nor Suited 1o
development because of known soil geologic,
Jlood, erosion or other hazards shall remain in

open space.

Consistent: The project site is not on a hillside.
Proposed mitigation measures require that areas
disturbed by grading be revegetated within four (4)
weeks after the completion of earth-moving
operations, and that no grading occur during mid-
November through late February. The project
would also be required to prepare a Storm Water
Pollution Prevention Plan and 1o implement best
management practices to reduce erosion and
sedimentation Impacts.

Policy #3. For necessary grading operations on
wllsides, the smallest practical area of land shall
e exposed ar any one time during development,
nd the length of exposure shall be kept 10 the
hortest practicable amount of time. The clearing
7 land should pe avoided during the winzer rainy
ason and all measures Jor removing sediments
1d stabilizing slopes should be in place before the
8inning of the rainy season.

Consistent: Mitigation measures related to
Biological Resources, Geological Processes and
Water Resources ensure compliance with each of

licy #4.  Sediment basins (including debrig
Sins, desilting basins, or sil raps) shall be
lalled on the project site in conjurnction with the
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REQUIREMENT

DISCUSSION

initial grading operations and maintained through
the. development process to remove sediment from
runoff waters. All sediment shall be retained on-.

site unless removed to an appropriate a'umpmg :

location.

‘Policy #6. Provisions shall be made to conduct
surface water 1o storm drains or suitable

these Hillside and Watershed Protection policies.

watercourses 1o prévent erosion. Drainage devices |. . - ‘
shall be designed to.accommodate increased runoff | .- -

resulting from modified soil and surface conditions
as a result of development. Water runoff shall be

retained onsite Whenever possrble to facilitate -

groundwaier recharge.

Policy #7. Degradation of the water.quality of |

groundwater basins, nearby streams, or wetlands
shall not result from development of the sife.
Pollutanls such as chemicals, fuels, lubricants, raw
sewage, und other harmful waste, shall not be
discharged- into or alongside coastal streams or
wetlands either:during or afier construction.

Visual Re'sburces

Policy #3. In areas designaiea’ as urban on the land
use plan maps ~ and in designated rural
nezghborhoods new Sstructures shall be in
conformanie with the scale and character of the
existing communzty Clustered development, varied
circulation pan‘ems and diverse housing types shall
be encouraged

Consnstent The pa:rce] is approx1matc]y 49.9 acres
and is currently developed as a commercial orchid
facility. = The existing greenhouse development is
highly visible to north- and south-bound travelers on
U.S. Highway 101, does not contain architectural
design features, and presents a long uninterrupted
“fagade” of black plastic of approximately 1,060 feet
along the westemn property line, 800 feet along the |
_eastern propeﬁy line and 2,460 feét along the ||
.southern property - line. The proposed  structures
wonild be moré or less clustered next to the existing,
development. The' entire site would be visible
from Highway 101. Although the existing and
proposed development would be clustered, the
proposed landscaping wou]d be appropnate fo
soften the views from Highway 101. As required,
the County’s Central Board of Architectural Review
(CBAR) conceptually reviewed the conceptual Site,
Elevation, and Landscape plans for the project on
January 25, 2008. On October 9, 2009 a site visit

" and additional conceptual review were completed by

;the CBAR. The project would be allowed to return
for preliminary review after approval by -the
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REQUIREMENT : DISCUSSION
Commission.  The proposed greenhouses and
warehouse  would include architectural design
features, which in combination with mitigation
measures requiring the installation and maintenance
of the proposed landscaping would ensure that

visual impacts compatible with the surrounding area.

Policy #5. Uriliries, including television, shall be Consistent: All utilities to serve the new
placed underground in new developments in development would be required to be placed
accordance with the rules and regulations of the underground to ensure consistency with this policy.
California  Public Urilities Commission, except

where cost of undergrounding would be so high as

1o deny service.

6.3  Zoning: Land Use and Development Code Compliance
6.3.1 Compliance with Land Use and Development Code Requirements

AG-1I-100 (Agriculture, 100 acre minimum parcel size) zone district. The AG-II zone district is
applied to areas appropriate for agricultural Jand USes on prime or non-prime 5gﬁcu]tura] lands
located within the Rural Area as shown on the Comprehensive Plan maps. The intent is to
breserve these lands for long-term agricultural use.

ncludes a loading dock, three detention basin, and roadway improvements. The proposed project
vill be for wholesale use only and not open to the public.

.32 Development Plan Code Requirements

ection 35.82.080.B.3 requires that a Development Plan be obtained prior to the issuance of any
oning Clearance Permit for development that exceeds 20,000 square feet in size.
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The purpose of a Development Plan is to provide discreiionary action for -projeeis allowed by
right within their respective zoning districts which, because of the type, scale, or location of the

development, require comprehensive review.
6.4 Subdivision/Development Review Committee

The following Subdivision Development Review Committee representatives identified
conditions for the proposed project, based on January 10, 2008 and June 4, 2009 (with revised
plans) review: Public Works, Roads Division, Clean Water, Environmental Health Services, Fire
Department, Flood Control. All departmental condition letters are included in the Conditions of

Approval, Attachment C.

6.5 Design Review

On January 25, 2008 tbe project received conceptual review and was ask to return and also the
‘Central Board of Architectural Review (CBAR) requested a site visit based on the size of the
project. On October 9, 2009, a site visit was conducied and additional review by the CBAR.

6.6 Agricultural Preserve

On Apnl 4, 2008 the project was rev:ewed by the Agncultura] Preserve Adwsory Comm:ttee and
found to be consistent with the Uniform Rules. S 4

6.7 Deve]dpment Impact Mitigation Fees .

A series of ordinances and resolutions adopted b'y'th'e County Board of Supervisors require the
payment various development impact rnitigaﬁdn fees. This project is subject to the fees as shown
in the following table. The amounts shown are estimates only. The actual amounts will be
calculated in accordance with the fee resolutions in effect when the fees are paid. ‘

The developet of a project that is required to pay development impact mitigation fees may appeal
to the Board of Supervisors for a reduction, adjustment or waiver. of any of those fees based on
the absence of a reasonable relationship between the impacts of the proposed project and the fee
category for which fees have been assessed. The appeal must be in writing and must state the
factual basis on which the particular fee or fees should be reduced, adjusted or waived. The
appeal must be submitted to the directors of the relevant departments within 15 calendar days
following the determination of the fee amounts. For a discretionary project, the date of
. determination of fee amounts is the date on which the decision-maker adopts the conditions of
approval and approves the project.

Estimated Countywide Development Impact Miﬁ ation Fees

Fee Program Base Fee (per unit or 1,000 sf) | Estimated Fee ". Fee due at
Recreation (Parks) No Conditions LUP
Transportation 86 x $523.00 PHT $44,978.00 LUP
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Fire (80.20/sr) 20 Final Inspection

7.0 APPEALS PROCEDURE

The action of the Planning Commission may be appealed to the Board of Supervisors within 10
calendar days of said actiop. The appeal fee 10 the Board of Supervisors is $643.

ATTACHMENTS

Findings

ND with Transmitta) Letter

Conditions of Approval with attached Departmental letters
BAR Comments and Conceptual Review Checklist
Zoning APN Page

Site Plan, Floor Plan and Elevations, Landscape Plan

WO 0w



ATTACHMENT A: FINDINGS

1.0 CEQA FINDINGS

1.2 Negative Declarations

1. CONSIDERATION OF THE NEGATIVE DECLARATION AND FULL.
DISCLOSURE L : -

The Planning Commission has considered the Negative Declaration together with the
comments Teceived and considered during the public review process. The Negative
Declaration reflects the independent judgment and analysis of the Planming
Commission and has been completed in compliance with CEQA, and is adequate for
this proposal. '

2. FINDING OF NO SIGNIFICANT EFFECT

On the basis of the whole record, -including- the negative declaration and any
comments received, the Planning Commission finds that through feasible conditions
placed upon the project, the significant impacts on the environment have been
eliminated or substantially mitigated and there is no substantial evidence that the
project will have a significant effect on the environment.

3. LOCATION OF DOCU]V[ENTS

The documents and other materials which constitute the record of proceedings upon
which this decision is based are in the custody of the Secretary of the Planning
Commission of the Planning and Development Department located at 123 East
Anapamu Street, Santa Barbara, CA 93101 and/or Clerk of the Board of Supervisors
located at 105 East Anapamu Street, Santa Barbara, CA 93101]. '

4. ENVIRONMENTAL REPORTING AND MONITORING PROGRAM

Public Resources Code Section 21081.6 and CEQA Guidelines Section 15091(d)
require the County to adopt a reporting or monitoring program for the changes to the
project that it has adopted or made a condition of approval in order to avoid or
substantially lessen significant effects on the environment. The approved project
description and conditions of approval, with their corresponding permit monitoring
requirements, are hereby adopted as the reporting and monitoring program for this
project. The monitoring program is designed to ensure compliance during project -
implementation. '

2.0 'DEVELOPMENT PLAN FINDINGS
A. Findings required for all Preliminary or Final Development Plans. In compliance with

Subsection 35.82.080.E.1 of the County. Land Use and Development Code, prior to the
approval or conditional approval of an application for a Preliminary or Final Development
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Plan the review authority shall first make al] of the following findings:

1.

The site for the subject project is adequate in terms of location, physica]
characteristics, shape, and size to accommodate the density and intensity of

development proposed.

The proposed project is located in 2 rura] area of the County and 1s - surrounded by
cultivated agriculture, vineyards and cattle grazing. The 49.9 acre parcel is relatively
level, and currently developed with approximately one million square feet of
greenhouses, three farm employee dwellings and numerous outbuildings.  Upon
completion of development the site would contain approximately 1.4 million square
feet of total development which represents approximately 64% in total lot coverage.
Approximately 17.9 acres of the site will remain open area. The physical
characteristics, shape and size of the site are adequate to support both the proposed

development.

Adverse impacts will be mitigated to the maximum extent feasible.

The environmental analysis performed for this project and contained in 09NGD-
00000-00012 (Attachment B) identified significant but mitigable impacts to
Aesthetics, Air Quality, Biological Resources, Cultural Resources, Fire Protection,
Geologic Processes, Hazardous Materials/Risk of Upset, Land Use, Noise, and Water
Resources/Flooding. . Adherence to required mitigation measures will ensure that
adverse impacts are mitigated to the maximum extent feasible.

Streets and highways will be adequate and properly designed to carry the type
and guantity of traffic generated by the proposed use.

Project vehicular access is taken directly from: 1) the frontage road (known as
Harvest Road) which parallels Highway 101; and 2) Alisos Canyon Road. The
Incremental project increase in traffic is far below the County’s threshold and will not
result in a degradation of the current Level of Service on surrounding roads or

highways.

There will be adequate public services, including fire and police protection,
sewage disposal, and water supply to serve the proposed project.

Domestic water and sewage service will be provided to the project by an existing
water well and an existing septic system in compliance with EHS requirements.
Adequate fire and police protection are available to serve the project.

The proposed projeet will not be detrimental to the comfort, convenience,
general welfare, health, and safety of the neighborhood and will not be
Incompatible with the surrounding area.



07DVP-00000-00035, Chisan Nursery

Page A-3

The project site is located in an agricultural zome district (AG-11-100) that allows
greenhouse/nurseries as a permitted use. Structural designs, project siting, and
appropriate conditions have been incorporated into thé project in order to avoid any

A detriment to the neighborhood and incompatibility with the sun‘oundin'g areas.

The proposed project will comply with all apphcab]e requ]rements of this
Deve]opment Code and the Comprehensrve P]an ' .

) The proposed project conforr_n”s‘to all apphcable requirements of the Comprehensive
* Plan and is not subject to any community or area plan. The project also ‘conforms to
~all requrrements of the Land Use and Development Code in regards to the both the
a AG II zone dlsmct and requrrements for greenhouses B

"Wlthrn rural areas as desrgnated on the Comprehensive' Plan maps, the use will
‘'be compatible ‘with and subordinate to the agncu]tura] rural, and scenic

character of the rural areas.

As an agricu]turally related n‘se, the greenhouse/nmsery would be compatible with the
immediately surrounding vineyards and grazing on adjacent properties, and with the

" rural status of the area: When 'cornpleted the greenhouses would cover approximately

32 acres of a 49.9 acre site and be adequately screened from public view. As a

‘condition of approval the owner shall submit a Jandscape plan to ensure comphance
N wrth the mra] area and pubhc view off U.S. Highway 10] '

The project will not conﬂlct w1th any easements reqmred for pubhc access
through or pubhc use of a port]on of the sub]ect property

The project does not conflict with any pubhc easements and there currenﬂy is no
public use of the subject property. The project does not propose any development
within the Caltrans 101 nght—of-way, whrch currently accommodates existing

- drainage flows.

Additional finding required for Final Development Plans. In compliance with Subsection

35.82.080.E.2 of the County Land Use and Development Code, prior to the approval
or conditional approval of an application for a Final Development Plan the review
authority shall first find that the p]an is in substantlal conformiity with any previously
approved Preliminary Development Plan except when the review authority considers
a Final Development Plan for which there is no previously approved Preliminary
Deve]opment Plau. In this’ case, the. review authonty may consider the Final
Development Plan as both a Prehmmary and Fmal Deve]opment Plan.

The pro;ect consists of a Final Development Elan,_anddoes involve a previously approved
Preliminary Developiment Plan; therefore, this finding is not applicable. . .



ATTACHMENT B: MITIGATED NEGATIVE DECLARATION

See 09NGD-00000-00012
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Owner/Applicant Agent Engineer

Mr. Joe Kim Mr. Ray Severn Mr. Esau Blanco
Chisan Nursery Penfield and Smith . Pemnfield and Smith
P.O. Box 525 210 East Enos Drive ' 210 East Fnos Drive
Los Alamos CA 93440 Suite A . :  Sumie A .

Santa Maria CA 93454 Samta Maria CA 93454

For More Information Contact Florence Trotter-Cadena, De;ve]dpment Review Division — North County ,
Planner (805) 934-6253 ' :




PUBLIC REVIEW

A Draft Mitigated Negative Declaration (O9NGD-OOOOO—OOO]2) for the Chisan Nursery
Development Plan (O7DVP—OOOOO—OOO35) was released for a 30-day public review period
through the State Clearinghouse (SCH #: 2009081088) on August 27, 2009. The public
review period closed on September 25, 2009. A Separate environmenta) hearing was not

held due to the non-complex nature of the project.

During the public review period, Planning and Development received public comments
from the Ray Severn, Penfield and Smith, agent for the project and Air Pollution Contro]
District. These letters are included in the attached Fina) Mitigated Negative Declaration

dated September 28, 2009.

of Upset,
Mitigated Negative Declaration concludes that with identified mitigation measures and

implementation of the required mitigation monitoring program, project impacts on the
environment would be less than significant.
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1.0 REQUEST/PROJECT DESCRIPTION

The development plan proposes the construction of a warehouse/office building of approximately 8,000
" square feet and two proposed greenhouses totaling approximately 334,585 (182,472 square feet and
152,113 square feet) square feet. The project also includes the legalization of three existing unpermitted
greenhouses totaling approximately 1,082,700 square feet (368,359 square feet, 378,376 square feet and
335,965 square feet) for a total of 1,425,285 square feet of greenhouse development onsite to be used for
the cultivation of orchids. The project also includes three detention basins, and roadway improvements.
The proposed project would be for wholesale use only and not open to the public. The following
structures currently exist on the parcel: unpcrm]tted greenhouses, two fifth wheel trailers with patio cover
enclosures, and three penmtted employee dwelling trailers and a 1,200 square foot storage building. The
proposed project would require less than 50 cubic yards of cut and fill. The project would employee 25-50
workers. Truck trips range from 4-7 trips per week during peak production and less than 2 trips per week
during off season production. Hours of operation would be from 8-5, M-F and Saturday 8-12 durmg peak
season and 7-4, M-F and Saturday 8-12 during off season.

2.0 PROJECT LOCATION

' The property is 49. 9 acres, zoned AG-II- ]OO and shown as Assessor’s Parcel Number 133-130-009,
located at 9676 Harvest Road, in the Los Alamos area, Third Supervisorial District.

Site Information

Comprehensive Plan Designation | AC, Agriculture Commercial, Inner-Rural area

Ordinance, Zoning District ‘Land Use and Development Code, AG-TI-100
Site Size 49.9 acres
Present Use & Development The site is used for orchid growing and developed with an existing

reservoir, equipment shed and 1,082,700 square feet of
unpermitted greenhouses for plant protection and three modular
| farm employee dwellings.

Surrounding Uses/Zoning North: AG-1I-100, Agriculture
' ' South: AG-1I-100, Agriculture
East: AG-II-100, Agriculture
West: AG-1I-100, Agriculture

Access Harvest Road via U.S. Highway.101
Other Site Information 70-AP-137, Active Ag Preserve
Public Services Water Supply: Existing Private Water Well

Sewapge: Existing Private Septic System
Fire: Santa Barbara County, Stn: #24, L.os Alamos

3.0 ENVIRONMENTAL SETTING

Project Site and Surrounding Land Uses: The proposed project site is located east of the community of
Los Alamos, in a rural agricultural area. The site is located north of U.S. Highway 101 and east of Price
Ranch Road.
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The project site is bordered on the east and west by two parcels which are planted in vineyards. The site s
bounded on the north by San Antonio Creek. Parcels across the creek to the north are currently used for
grazing; they are also under an Agricultural Preserve contract. The parcel is bounded on the south by

Harvest Road, a frontage road, and Highway 107.
ly flat Jand with elevations ranging from 615 feet above sea

in the northeastern comer. The topography is
5 foot drop down to the bottom of San Antonio

Slope/Topography: The project site is primari
level in the southwestern comer to 627 feet above sea leve)
relatively flat beyond all property lines except for the 10 to |
Creek along the northern property line.

Flora: The majority of the project site consists of approximately 25 acres of actively cultivated orchids in
greenhouses constructed without permits. The site has previously been agriculturally cultivated for at
least 30 years. There is a narrow band of trees and riparian vegetation along the northern property line
adjacent to San Antonio Creek; this vegetation includes willows, sycamores, and some oaks.

Fauna: The project parcel lies within the range of the California tiger salamander (CTS); a federally listed
endangered species. The property is Jocated 800 feet from the nearest potential California Tiger
Salamander breeding pond (LOAL-22) and approximately 1,300 feet from the nearest known CTS
breeding pond (LOAL-18). This mformation is based on the CTS report completed by Lawrence Hunt,

Consulting Biologist dated March 14, 2005.

sidered to be sensitive for archaeological
the Chumash Indians and the proximity to
be of religious or ceremonial significance.

ed archaeological sites on the property, based on a an archaeological survey

as well as a records search and review of aerial photographs and the County Archaeological Resource

Maps.

Archaeological Sites: The general vicinity of the site is con
resources based on the general historic settlement patterns of

Soils: Soils located on the project site belong mostly to the Botella series. These soils are considered prime

agricultural soils if properly irri gated.

3.1 ENVIRONMENTAL BASELINE

The environmental baseline from which the project’s impacts are measured consists of the on the ground

conditions described above, without the inclusion of the unpermitted structures.

4.0  POTENTIALLY SIGNIFICANT EFFECTS CHECKLIST
The following checklist indicates the potential level of impact and is defined as follows:
Potentially Significant Impact: A fair argument can be made, based on the substantial evidence in the
file, that an effect may be significant.

Less Than Significant Impact with Mitigation: Incorporation of mitigation measures has reduced an
effect from a Potentially Significant Impact to a Less Than Significant Impact.

Less Than Significant Impact: An impact is considered adverse but does not trigger a significance
threshold.

No Impaci: There is adequate support that the referenced Information sources show that the impact

imply does not apply to the subject project.

alysis contained in a previously adopted/certified

teviewed Under Previous Document: The ap
ly for use in the current case and is summarized in the

nvironmental document addresses thig issue adequate
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discussion below. The discussion should include reference to the previous documents, a citation of the
page(s) where the information is found, and identification of mitigation measures incorporated from the
previous documents.

41 AESTHETICS/VISUAL RESOURCES

. _ Less than . _ Reviewed
Will th’,é,proposa] resultin: o Poten. - | min Than No | Previous
Signif. Mitigation | Signif. Impact’ Document
a. The obstuction of any scenic vista or view open to the X : '
public or the creation of an aesthetically offensive site open
to public view?
Change to the visual character of an area? X
. Glare or night lighting which may affect adjommg areas? X
d. Visually incompatible structures? X

Settmg

The parce] 18 adjacent o HJghway 101 and the existing and proposed development would be h]gh]y visible -

from this public transportation ¢orridor, particularly when travelling northbound. Parcels to the east and west
are relatively flat and are primarily p]anted with vineyards. Parcels to the north consist of undeveloped rolling
hills which are currently used for grazing catt]e The township of Los A]amos 1s characterized by semr—rura]
deve]opment over the past lOO years ' :

_County Envnronmental Thr'e‘sho]ds::_

The Coufity’s Visual Asthetics Tmpact Guidelines classify: coastal and mountainous areas, the urban
fringe, and travel corridors as “especially important” visual resources. A project may have the potential
to create a significantly adverse aesthetic 1mpact if (among other potential effects)-it would impact
important visual resources, obstruct public views, remove significant amounts of vegetation, substantially
alter the natural character of the landscape, or involve extensive grading visible from pubhc areas. The
guidelines address public, not private views. . -

Impact Dlscussmn

(a) Less Ihan szgmf icant with mztlgatwn As noted above the exrshn g and proposed deve]opment would be
highly visible from Highway 101, most particularly from vehicles travelling ‘northbound. All proposed -
structures would be set back a' minimum of 50 feet from the southerly property line. Due to the close
proximity to Highway 101, a detailed landscape plan has been required 16 adequately screen the development
from the Highway 101 comdor Approximately 20 feet of the westernmost section of the greenhouses would
be removed-to allow for adéquate room for landscaping and maintenance. The landscape plan proposes
evergreen trees and shrubs to soften the view of the proposed nursery. Additionally, the applicant proposes a
variety of plantings to help soften and screen the public views of the nursery from Highway 101. The
proposed landscaping would be installed and maintained for the life of ‘the project. The County 5 Central
Board of Architectural Review (CBAR) conceptually reviewed the conceptnal Site, Elevation, and Landscape
plans for the project on January 25, 2008. The project would need final BAR approval prior to issnance of a
Zoning Clearance Permit (ZCI) for development. The existing greenhouse development is not architecturally
designed and presents a long uninterrupted “fagade™ of black plastic of approximately 1,060 feet along the
western property line, 800 feet along the eastern property line and 2,460 feet along the southern property line.
The warehouse architectural design combined with mitigation measures requiring the installation and -
maintenance of the proposed ]andscapin g would ensure that visual impacts are less than significant. -

The proposed project mcludes three unpermitted greenhouses two proposed greenhouses an 8,000 square
foot. Warehouse withoffice and three detention basins. The warchouse with office and proposed
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greenhouses would have a maximum height of 27 feet. The existing greenhouses would have a maximum
height of 12 feet at the highest point. These heights would not substantially obstruct the public views of
the scenic hills and mountains to the north of the proposed project due to the distance of the proposed

buildings from Highway 101.

ation. The proposed architecture for the proposed warehouse and
a small front wrap-around porch with wood
order o maintain the rural vernacular of the
chitecturally designed however, CBAR is
roposed greenhouses. Required mitigation
ompatible with the design, scale, character,

(b,d) Less than significant with mitig
office incorporates ranch-style elements with wood siding,
post, split pane windows, and an appropriate color palette in
area. The existing and proposed greenhouses are not ar
requiring substantial landscape to screen the existing and p

measures ensure that the proposed development would be ¢
and color palette of surrounding development. The project would also need final CBAR review and

approval prior to issuance of a zoning clearance permit (ZCI). No signs are proposed as part of the
Development Plan request. All signs proposed in the future would be subject to staff review and must be
designed in accordance with the requirements of the Sign Standards listed in Chapter 35 of the Land Use
and Development Code. The implementation of the aforementioned mitigation measures and elements of
the project description would ensure that no significant impacts to the visual character of the area would

occur.

(c) Less than significant with mitigation. The western extent of the project site is directly adjacent to
existing vineyard development. Additionally, the project site is well within the public view shed along
Highway 101. The properties to the north and east of the project parcel are agricultural lands outside of
the urban boundary of Los Alamos. As such, the design of the proposed project lighting could adversely
affect the surrounding setting. The applicant has provided a photometric plan that identifies the proposed
lighting. The fixtures are rural in character, produce low-levels of ambient light, and are hooded. Al
lighting proposed is located on the front side of the building. No lighting is proposed within the parking
areas. A mitigation measure regulating the amount, type, and placement of project exterior li ghting would
ensure that impacts to neighbors and the public view shed are Jess than significant.

Cumulative Impacts: The mmplementation of the project is not anticipated to result in any substantial
change in the aesthetic character of the area. However, due to the close proximity to Highway 101, a
detailed landscape plan has been required to adequately screen the development from the Highway 101
corndor. The landscape plan proposes evergreen trees and shrubs to soften the view of the proposed nursery.
Therefore, impacts due to open space with existing uses would be Jess than significant with mitigation
requiring Jandscaping screening and design review by the CBAR. Thus, the project would not cause a

cumulatively considerable effect on aesthetics.

Mitigation and Residual Impact:

With the incorporation of the following measures, impacts to aesthetics/visual resources would be
mitigated to a less than significant level (Class II). Residual impacts would be less than significant.

1. The design, scale, and character of the project architecture shall be made as compatible as
possible with surrounding development. Plan Requirement and Timing: The applicant shall
submit architectural drawings of the project for review and approval by the Central Board of
Architectural Review prior to approval of Zoning Clearance Permit. Grading plans, if
required, shall be submitted to P&D concurrent with or prior to Central Board of
Architectural Review plan filing. Monitoring: P&D shall review prior to zoning clearance

approval,

2. Natural building materials and colors compatible with surrounding terrain (earthtones and
non-reflective paints) shall be used on exterior surfaces of the proposed greenhouse and
warehouse/office. Plan Requirement: Materials and colors shall be denoted on building
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- plans. Timing: Structures shall be painted prior to occupancy clearance. Monitoring: P&D

shall inspect prior to occupancy clearance.

" The project landscapi’ng shall consist of drought-tolerant native and/or Mediterranean type

species which adequately screen the project site from surrounding land uses. Landscaping
shall be compatible with the character of the surroundings and the architectural style of the
structure.  Plan Requirements/Timing: Prior to Zoning Clearance Permit approval; the

applicant/owner shall enter into an agreement with the County to install required Jandscaping

and water-conserving irrigation systems and maintain required landscaping for the life of the
project. The applicant shall also submit four copies of a final landscdpe and water-conserving

irrigation plan to P&D and the Central Board of Architectural Review (CBAR). for final

4.

review and-approval. The CBAR shall review the final landscaping plan at the time of their
final review of the nursery structures (i.e., both shall be reviewed and approved together). -
Prior to occupancy clearance, landscape and irrigation shall be installed. Monitoring: Prior
to occupancy clearance, Permit Compliance staff shall photo document installation. Permit
Compliance staff shall check maintenance as needed. Release of any performance security
requires Permit Compliance signature. . '

Any exterior night lighting installed on the project site shall be of low intensity, low glare
7de_si gn, minimum height, and shall be fully shielded to direct light downward onto the subject

parcel and prevent spill-over onto adjacent parcels. Light trespass and glare shall be reduced
to the maximum extent feasible through directional lighting methods. Any externally
illuminated signs or building identification shall use top mounted light fixtures which shine

~ downward and are fully shielded. Applicant shall develop a Lighting Plan incorporating these

requirements and provisions for dimming. lights afier 10:00 p.m. Plan Requirements: The -
locations of all exterior lighting fixtures anid an arrow showing the direction of light being
cast by each fixture and the height of the fixtures shall be depicted on a Lighting Plan to be .
reviewed and approved by P&D and the BAR. The Lighting Plan shall also specify lamp or
bulb type, wattage, and shielding. Monitoring: P&D and BAR shall review a Lighting Plan
for compliance with this ‘measure prior to issuance of a Zoning Clearance’ Permit for

' structures. Permit Compliance shall inspect structures upon complétion to ensure that exterior

.. lighting fixtures have been installed consistent with-their depiction on the final Li ghting Plan.

42 _AGRICULTURAL RESOURCES ~ ' -

Lessthan | . § Reviewed

Will the proposal result in: roten, | wn” | T | Previons
: Signif. Mitigation | Signif. Impact Document

a. Convert prime agricultural land to non-agricultural use, X

impair agricultural Jand productivity (whether prime or non- - '

prime) or conflict with agricultural preserve programs? -
b. An effect upon any wnique or other farmland of State or : X

Local Importance?
Setting:/Background: -~ .-

Agricultural lands play a critical economic and envirnmental role in Santa Barbéra® Counity. Agriculture
continues to-be Santa Barbara County’s major producing mdustry with a gross production value of over $1
billion (Santa Barbara County 2007 Crop Production Report). In addition to the creation of food, jobs, and
economic value, farmland provides valuable open space and maintains the County’s rural character. =~

Physical:
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The existing 49.9 acre parcel would support 1.4 million square feet of greenhouses plus a warehouse with
office for orchid cultivation. The site also has historically been used for row crops, flower seeds and
irrigated pasture. The property adjoins agricultural parcels ranging from approximately 392 to 30 acres; these
neighboring properties fo the east and west are planted in vineyards. Soils located on the project site belong
mostly to the Botella series. These soils are considered prime agricultural soils if properly irrigated.

Regulatory:
County Thresholds Manual:

The County’s Agricultural Resources Guidelines (approved by the Board of Supervisors, August 1993)
provide a methodology for evaluating agricultural resources. These guidelines utilize a weighted point system
to serve as a preliminary screening tool for determining significance. The tool assists planners in identifying
whether a previously viable agricultural parce] could potentially be subdivided into parcels that are not
considered viable after division. A project which would result in the Joss or mmpairment of agricultural
resources would create a potentially significant impact. The Point System 3s intended to measure the
productive ability of an existing parcel as compared to proposed parcels. The tool compares availability of
resources and prevalent uses that benefit agricultural potential but does not quaniifiably measure a parcel’s

actual agricultural production.

Initial Studies are to uvse this Point System in conjunction with any additional information regarding
agricultural ‘resources. The Initial Study assigns values to nine particular characteristics of agricultural
productivity of a site. These factors include parcel size, soil classification, water availability, agricultural
suitability, existing and historic land use, comprehensive plan designation, adjacent land uses, agricultural
preserve potential, and combined farming operations. If the tabulated points total 60 or more, that parcel is
considered viable for the purposes of analysis. The project would be considered to have a potentially
significant impact if the division of Jand of a viable parcel would result in parcels that did not either score
over 60 in themselves or resulted in a score with a significantly lower score than the existing parcel. Any loss
or impairment of agricultural resources identified using the Point System could constitute a potentially

significant impact and warrants additional site specific analysis.

Impact Discussion:

(a, b) Less than significant The proposed project site is located in an Agricultural Preserve and on Jand that
is active in agricultural production. The Santa Barbara County Important Farmland Map identifies the 49.9
acre project site with a classification of Prime Farmland — irrigated land with the best combination of physical
and chemical features able to sustain long term production of agricultural crops. The area proposed for
development is approximately 36 acres with a Class II soil classification. The site has been actively farmed
for at least 30 years. The proposed structures are intended to support an ongoing orchid growing operation.
The orchids are grown from seedlings in containers within the existing greenhouses. The cultivation of
ormamental plant stock within greenhouses is considered an agricultural use. Therefore, the proposed project

would provide infrastructure necessary to support an agricultural operation.

Mitigation and Residual Impact: The proposed project would not have a significant or adverse impact to
Agricultural Resources. No mitigation is required. Residual impacts are less than significant.

4.3  AIR QUALITY
Less than Reviewed
. . Signif. Less Under
Wl” the PTOPOSB] reSU]t in: Poten. with Than No Previous
Signif. Mitigation Signif. Impact Document
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i Lesa than Reviewed
. . Signif. Less Under
Will the proposal result in: Poten. with Than No Previovs
. Signif. Mitipation Signif. . _Impact Document
a. The violation of any ambient air quality standard, a X

substantial contribution to an existing or projected air
quality violation, or exposure of sensitive receptors to
substantial poltutant concentrations (emissions from direct,

indirect, mobile and stationary sources)? N
b. The creation of objectionable smoke, ash or odors? ' X
c. Extensive dust generation? X
Greenhouse Gases Significant No classification
d. Emissions equivalent to or greater than 25,000 metric X

tons of CO, per year from both stationary and mobile
sources during long-term operations?

Setting:
Physical: -

Santa Barbara County is part of the Central South Coast Air Basin, which also includes Ventura and San
Luis Obispo Counties. Ambient air quality within the basin is generally good. However, the area
periodically experiences atmospheric temperature inversion ]ayers (generally between May and October)
which tend to prevent the rapid dispersion of pollutants. Presently, Santa Barbara County is in attainment
of the California Ambient Air Quality Standards (CAAQS) for NO,, SO, CO, sulphates (SO42’)
hydrogen sulfide (H,S), and lead (Pb) and in nonattainment of the CAAQS for O; and PM;,. The major
sources of ozone precursor emissions in the County are motor vehicles, the petroleum industry, and solvent
use. Sources of PM,, include grading, road dust, and vehicle and vessel exhaust. :

Regulat'dry"" .
y A : .
The Santa Barbara County Air Pollution Control Dlsmct is responsrb]e for regnlabng statronary emission
sources in the region and has established gunidelines for the scope and content of the air quality analysis in
CEQA documents. The County-adopted threshold of significance for operational emissions from motor
vehicles only is 25 pounds per day for oxides of nitrogen (NO,) or reactive organic gases (ROG), and 55
Ibs/day for total project emissions. No significance thresholds have been established for short-term
_ construction related emissions. The Urbemis 2007 (Version 9.2.4) Air Emissions from Land Development
modeling system is used to estimate emissions from traffic, to. determine wheﬂler a project would exceed

these County thresholds.
County Eiiviror'rm‘ental Threshold B

Chapter 5 of the Santa Barbara County Envuonmental Thresholds and Gmdelmes Manua] (as amended in |
2006) addresses the sub_yect of air quality. The thresholds provide that a proposed project will not have a
significant impact on air quality if operatron of the project will:

s emit (from all prOJect sources; moblle and statronary) less than the dally mgger (55 pounds
- per day NOx and ROC, 80 pounds per day for PM,y) for offsets for any pollutant; and :
e emit less than 25 pounds per day of oxides of nitrogen (NOx) or reactive organic
compounds (ROC) from motor vehicle trips only; and
° not cause or contribute to a violation of any California or National Ambient Ajr Quality
Standard (except ozone); and
e not exceed the APCD health risk public notlﬁca’non thresholds adopted by the APCD

Board; and
o be consistent with the adopted federal and state Air Quality Plans.
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™M Impacts associated with construction activities. However,

the County’s Grading Ordinance requires standard dust control conditions for all projects involving grading
activities. Long-term/operational emissions thresholds have been established to address mobile emissions
(i.e., motor vehicle emissions) and stationary source emissions (1.e., stationary boilers, engines, paints,

vents, and chemical or industrial processing operations that release pollutants).

No thresholds have been.established for short-te

sol

Impact Discussion:

(a) Less than significant with mitigation: Daily greenhouse operations would generate air pollutants in the
form of vehicle emissions associated with employees, and deliveries to and from the site, as well as emissions

from systems used in heating the greenhouses.

ees, visitors, and deliveries to and from the facﬂiry all create

organic compounds that contribute to air pollutien ants. The threshold for a significant impact to air quality
from vehicle emissions is 25 Ibs/day for ROC or NOx, and the threshold for a significant impact from al]

project sources, both stationary and mobile, is 55 Ibs/day for ROC or NOx.

The vehicle trips associated with the employ

g @ worst case scenario maximum number of 385
with the proposed project wonld be expected to
The total vehicular emissions would not exceed
ssions produced by vehicle activities associated

Using the Urbemis 2007 model, Version 9.2.4, and assumin
maximum trips per day, the vehicle emissions associated
generate 2.48 Ibhs/day for ROC and 3.58 lbs/day for NOx.

the 25 lbs/day threshold of significance. Therefore, the emj
with the proposed facility are considered a less thap significant impact to air guality..

Emissions Estimating Methodolbgy for Natura) Gas-Fired Greenhounse Heaters and Boilers:

proposed greenhouse heating Systems, an analysis was prepared
Permit Guideline Document for Boilers, Process Heaters, & Steam
wing methodology to calculate emissions from these types of

To evaluate pollutant emission levels for
using the County of Santa Barbara APCD
Generators.  This model uses the follo
generating sources:

1) * Determine the rated heat nput in MMBtwhr (Qy)
2) Select the Emission Factor for NOx or ROC from the following table (EF).

3) Calculate the Mass Emission per day (Ep):
a. NOx:Ep=Qux (hrs/day) x EF(INOx)
b. ROC: Ep=Qux (lrs/day) x EF(ROC)

Emissions Factors Table (Rule 360)

[jlated Heat Input (MIVBtu/hr) ~ ’ Default Emission Factors (b/MMBtu) 7
[ NoOx [ROC B

0.075-0.40 | 0.066 0.0054 N
0.4012.0 | 0.036 0.0054 I
2.01-4.99 10.036 0.0054 J

The applicant proposes to use the following types and numbers of direct fired forced air heaters utilizing

natural gas in the proposed greenhouse facility:

Number of Heaters Heater Type | Rated Heat Input (MMBtu/Hr) ]
15 Greenhouse A Modine Heater 0.05(10 heaters) )

0.06 (3 heaters)
0.02 (1 heater)
0.07 (1 heater)
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16 Greenhouse B Modine Heater 0.05(12 heaters)
: 0.07 (3 heaters)
0.02 (1 heater)

16 Greenhouse C - . Modine Heater ~ | 0.05(14 heaters)
. : 0.02 (1 heater)
0.07 (1 heater)

14 Greenhouse D VModine Heaters 25 .25 (14 heaters)

The heaters will operate on an as needed basis when the weather drops below 50 degrees with a maximum of
15 days per year on average over the next 5 years to keep all plants sufficiently warmed to safe levels.
Heating may be needed over the course of several cold weather days through-out the year but the number
of hours is expected to vary from 1 to 5 hours each day of need, but the total expected use on average
based on the past 5 years of demand, is not expected to exceed 40 days. Therefore, the maximum -daily
emissions (worst case scenario) for NOx and ROC are calculated as follows: ' ' '

Greenhouse A: 10 @ (0.05 MMbtwhr)(8 hrs/day)(0.066 I/MMBiu)= - 03", 226 Ib/day NOx

(0.05 MMbtwhr)(8 hrs/day)(0.0054 Ib/MMBt)=  .002-.02 Ib/day ROC
3@ (0.06 MMbtwhr)(8 hrs/day)(0.066 Tb/MMBtu)= .63 .10 Ib/day NOx
(0.06 MMbtu/hr)(8 hrs/day)(0.0054 I/MMBtu)=  .602 .01 Ib/day ROC
1@ (0.02 MMbiwhr)(8 hrs/day)(0.066 IMMBtui)= .01 Ib/day NOx
) (0.02 MMbtu/hr)(8 hrs/day)(0.0054 Tb/MMBtu)=  .002 Ib/day ROC
1@ (0.07 MMbtwhr)(8 hrs/day)(0.066 - TW/MMBtu)= .04 ib/day NOx
~ (0.07 MMbtwhr)(8 brs/day)(0.0054 I/MMBtu)=  .002 Ib/day ROC
Greenhouse B: 12 @ (0.05 MMbtwhr)(8 hrs/day)(0.066  I/MMBti)= .63 * 32 Ib/day NOx
| (005 MMbtw/hr)(8 hrs/day)(0.0054 T/MMBtu)=  .002 ,03 Ib/day ROC
1@ (0.02 MMbtwhr)(8 hrs/day)(0.066 Tb/MMBt)= .01 Ib/day NOx
(0.02 MMbtwhr)(8 hrs/day)(0.0054 ‘I/MMBm)=  .002 Ib/day ROC
3@ (007 MMbiwhr)(8 hrs/day0.066 IMMBr)= .04 .09° 15/day NOx *
(0.07 MMbtw/hr)(8 hrs/day)(0.0054 IMMBtu)=  .062 .01 Ib/day ROC
Greenhouse C: 14 @  (0.05 MMbtuw/hr)8 hrs/day)(0.066  Ib/MMBtu) = 83 .37 Ib/day NOx
 (0.05 MMbtwhr)(8 hrs/day)(0.0054 IbMMBtu)=  .062 .03 Ib/day ROC
1@ (002 MMbtu/hr)@8 hrs/day)(0.066 I/MMBtu)=. .01 Ib/dayNOx.
(0.2 MMbtwhr)(8 hrs/day)(0.0054 I/MMBtu)= 002 Ib/day ROC
1@ (0.07 MMbtwhr)(8 hrs/day)(0.066 1/MMBtu)= .04 Ib/day NOx .
(0.07 MMbtw/hr) (8 hrs/day)(0.0054 I/MMBtu) = .002 Ib/day ROC
Greenhouse D: 14 @ (25 MMbtwhr)(8 hrs/day)(0.066  I/MMBt)=  471.85 Ib/day NOx

(:25 MMbiwhr)(8 hrs/day)(0.0054 Tb/MMBtu)= .63 .15 Ib/day ROC

Totals: :
NOx =-:44-3.101b/day . . -
ROC= 03 .261b/day

Maximum Daily Emissions for Greenhouse Heaters: 3.36 Ib/day
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Total project emissions associated with vehicles and heaters would be expected to generate a maximum
(worst case scenario) of 2.49 74 Ibs/day of ROC and 4-02 6.68 Ibs/day of NOx—-vith-a-combined-emissions
total-of-6:53tbs/day. This is below the 55]bs per day threshold for combined project emissions, and therefore
impacts would be considered to be adverse, but less than significant.

(b,c) Less than significant with mitigation: Daily plant operations would not produce objectionable smoke
or odors or violate any ambient air quality standards. The project grading and construction has the potential
to create short-term nuisance dust generation that could adversely affect neighbors and passerby traffic on
adjacent roads. The application of standard dust control measures required below by the Air Pollution
Control District under the County Air Quality Management Plan would adequately mitigate potential

nuisance dust impacts to less than significant levels.

(@) Greenhouse Gases/ Global Climate Change

Background

Greenhouse gases (GHG’s) include water vapor, carbon dioxide (CO,), methane (CH,), nitrous oxide
(N20), and other compounds. Combustion of fossil fuels constitutes the primary source of GHGs. GHGs
“accumulate in the atmosphere, where these gases trap heat near the Earth’s surface by absorbing infrared
radiation. This effect causes global warming and climate change, with adverse mpacts on humans and the
environment. Potential effects include reduced water supplies in some areas, ecological changes that
threaten some species, reduced agricultural productivity in some areas, increased coastal flooding, and

other effects.

Methodology:

ge in CEQA documents is evolving. Until
GHGs, only relatively large GHG emitters
the environment. Projects that are estimated

The County’s methodology to address Global Climate Chan
appropriate regulatory entities develop CEQA thresholds for

will be considered to have cumulatively significant effects on
to emit the equivalent of 25,000 metric tons of CO; emissions from direct and indirect, long-term

operational sources would be considered to have a cumulatively significant impact on greenhouse gas
emissions.’ Projects below these Jevels remain unclassifiable unti] more evidence becomes available.

Cumulative Impacts:

The County’s Environmental Thresholds were developed, in part, to define the point at which a project’s
contribution to a regionally significant impact constitutes a significant effect at the project level. In this
instance, the project has been found not to exceed the threshold of significance for air quality. Therefore,
the project’s contribution to regionally significant air pollutant emissions is not considerable, and its

cumulative effect is less than significant.

Mitigation and Residual Impact: Adherence to the following measures and Air Pollution Control District

conditions of approval and standard requirements would mitigate potential short term air quality impacts

from construction. Long term air quality Impacts from operation of the proposed facility would be less than

significant. Residual impacts would be Jess than significant.

5. If the construction site is graded and left undeveloped for over four weeks, the applicant shall
employ the following methods immediately to inhibit dust generation:

California Air Resources Board Resolution 07-54 establishes 25,000 metric tons of GHG emissions as the
hreshold for identifying the largest stationary emission sources in California for purposes of requiring the annual
eporting of emissions. This threshold is Jjust over 0.005% of California’s total inventory of GHG emissions for

004.
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a. seeding and watering to re-vegetate graded areas; and/or

b. spreading of soil binders; and/or

" ¢. any other methods deemed appropriate by Planning and Development

Plan Requirements: These fequirements shall be noted on all plans. Timing: Plans are
required prior to Zoning Clearance issuance. Momtonng Grading 1nspector shall perform

- periodic site inspections.

6. Diist g_enerated by the development activities shall be kept to- a minimum with a goal of
retaining dust on the site. Follow the dust control measures listed below. '

a. During c]ééfin.g,’ grading, earth moving, excavation, or tramsportation of cut or fill
materials, water trucks or sprinkler systems are to be used to prevent dust from leaving
the site and to create a crust after each day's activities cease. : :

b. During construction, water trucks or sprinkler systems shall be used to keep all areas of
" vehicle movement damp enough to prevent dust from leaving the site. At a minimum, this

for the day and whenever wind exceeds 15 miles per hour.

would include wetting down such areas in the later moming and after work is completed

c. Soil stockpiled for more than two déys shall be covered, kept moist, or treated with soil

binders to prevent dust generation.

- Plani_Regunirements: ‘All requirements shall be shown on grading and building plans.
Timing: Condition shall be adhered to throughout all grading and construction periods.
Monitoring: P&D shall ensure measures are on plans. P&D Grading and Building inspectors
shall spot check; Grading and Building shall ensure compliance on-site. APCD inspectors

shall respond to nuisance complaints.

4.4 BIOLOGICALRESOURCES; . :
Less than Reviewed
Will the proposal resultin: - - - Poten. fv‘igt:li }jﬁsn_ No y:;:zus
R - : Signif. Mitigation | Signif. Impact . Document
Flora
a. A loss or disturbance to a unique, rare or threatened p]ant X
community?
b. A reduction in the numbers or restriction in the range of any X
umique, rare or threatened species of plants? .
¢. * A reduction in the extent, diversity, or quality of native X
vegetation (inchuding brush removal for fire preventlon and
flood control iinprovements)?
d. An impact on non-native vegetation whether naturalized or
horticultural if of habitat value?
e. The loss of healthy native specimen trees? X
i. Introduction of herbicides, pesticides, animal life, human X
" habitation, non-native plants or other factors that would
change or hamper the existing habitat? ,
Fauna :
g- A reduction in the numbers, a restriction in the range, or an X
impact to the critical habitat of any unique, rare, threatened
or endangered species of animals?
h. A reduction in the diversity or numbers of animals onsite X

(including mammals, birds, reptﬂes amphibians, fish or
invertebrates)? .
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Less than Reviewed
Will the proposal result in: poien. | win | Tran jjo Previous
Signif. Mitigation [ Signif. Impact ’ Document
i. A deterjoration of existing fish or wildlife habitat (for I X !
foraging, breeding, roosting, nesting, etc.)?
j- Introduction of barriers to movement of any resident or l I I

migratory fish or wildlife species?

k. Introduction of any factors (light, fencing, noise, human
presence and/or domestic animals) which could hinder the

normal activities of wildlife?

|
]
|

Existing Plant and Animal Communities/Conditions:

production for at least 30 years. The surrounding parcels

The proposed project parcel has been in agricultural
the top of bank per a

are planted in vineyards. The existing development on site is located 50 feet from
survey completed by Penfield and Smith in 2005. There are no oak or other native trees except for those
contained within the riparian area adjacent to San Antonio Creek, on the northern edge of the project site.
The project parcel lies within the range of the California Tiger Salamander (CTS), a federally listed
endangered species. The property is located 800 feet from the nearest potential California Tiger
Salamander breeding pond (LOAL-22) and approximately 1,300 feet from the nearest known CTS
breeding pond (LOAL-18). This information is based on the CTS report completed by Lawrence Hunnt,
Consulting Biologist dated March 14, 2005. There are also two potential ponds (LOAL-21 and LOAL-22)

that lie to the north of the parcel across San Antonio Creek.

Impact Discussion:

(a-f) Less than significant impact. The project parcel primarily contains approximately 1,082,700 square feet
of unpermitted greenhouses, three modular farm employee dwellings, a 1,200 square foot storage building
and an existing reservoir Jocated adjacent to the farm employee dwellings. The site is devoid of other
vegetation except for the San Antonio Creek riparian corridor, located along the northemn perimeter of the
project site. This riparian area contains typical native, riparian vegetation such as willows, sycamores, and
blackberry. With the removal of portions of buildings A and D on the northern side, the proposed project
would be approximately 50 feet from top of bank away from as surveyed by Penfield and Smith in 2005 from
this vegetation and would not disturb this sensitive riparian habitat. Therefore, the project would not result in
a loss or disturbance to a unique, rare or threatened plant community. The project proposes to direct runoff
from the majority of the developed areas, via a vegetated swale, to San Antonio Creek.

map resources and overlays, there are no known unique, threatened, or

or within the vicinity of the project parcel except for the dwarf
calycadenia. The dwarf calycadenia (Calycadenia villosa), a member of the Composite family, has been
mapped by the California Natura] Diversity Database in the Los Alamos area. This occurrence is based on
a 1985 collection and UC herbarium specimen from the “general vicinity of Los Alamos” (CNDDB, Los
Alamos quad, 2000), and indications are that it has not been found in this area since then. Skinner and
Pavlick (1994) indicate that this plant is known from only two extant occurrences in Monterey and San
Luis Obispo counties, and that the Kemn county locations are apparently extirpated. Skinner and Pavlik do
not include Santa Barbara County in the species distribution, nor is it included in Smith’s Flora of the
Santa Barbara Region (1998)’. The species is not included in Wiskowski’s 1988 “Sensitive Plants of

According to the County’s biological
rare plant communities that exist on

? Skinner, Mark, and Bruce Pavlik. 1994, Inventory of Rare and Endangered Vascular Plants of California.
California Native Plant Society (CNPS) Special Publication No.1. Fifth edition. 336 pages.

’ Smith, Clifton. 1998. A Flora of the Santa Barbara Region, California. Santa Barbara Botanic Garden and Capra

Press, Santa Barbara, California. 390 pages.
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Santa Barbara County,” and it is not included on any of the sensitive species lists prepared by the Santa '
Barbara Botanic Garden for Rare Plant Identification Workshops held in 1989. Finally, the site has been
cultivated for many years. For these reasons, P & D concluded it was not likely to be found on the project
site and thus did not conduct a site-specific survey. This species is on CNPS List. 1B. Impacts to floral
biological resources from the proposed project would be less than significant. ' .

(2) Less than significant impaci. As indicated above, the proposed project lies within the range of the
California Tiger Salamander. A report by Lawrence Hunt indicated that the proposed project would not result
in impacts to CTS based on: 1) the barrier of movement presented by Highway 101 from the two known
breeding ponds, 2) flows of the San Antonio Creek would likely create a barrier.to CTS movement from the
potential ponds to the north, 3) no suitable upland habitat oceurs to the east of the property due to existing
vineyards and 4) mno suitable habitat occurs west of the parcel due to existing vineyards and - urban

development.

(h, j, k) Less than significant impact. The project would not create a reduction in the diversity or number
of animals onsite. Additionally, the project would not present a barrier to movement of any resident or
migratory fish or wildlife species. The proposed project would potentially introduce. factors such as noise
and light which could hinder the normal activities of wildlife in the San' Antonio Creek riparian corridor.
However, the proposed mitigation measures included in Sections 4.1 (Aesthetics) and 4.12 (Noise) would
reduce the potential of these impacts to less than significant levels. '

(i) Less than significant with mitigation. The proposed drainage extension to the creek could potentially -
result in a deterioration of existing fish or wildlife habitat in San Antonio Creek. A CDFG streambed
alteration agreement will most likely be required. Additionally, the applicant would be required to obtain
a 404 permit or waiver from the United States Army Corp of Engineers prior to issuance. of grading
permits. Inclusion of the proposed mitigation measures requiring the applicant to contact the CDFG and
ACOE and obtain: any necessary- alteration permits would ensure that impacts 1o-wildlife and fish due to-
the proposed creek drainage : would be less than - significant. .: - (refer ~to: Section*4.16- Water.-
Resources/Flooding for additional discussion) . St el Lwe. T L

Cum ulative Impacts

The proposed p}ojécf ‘would not significantly impact bio]dgical resources omsite; cumulative effects of
greenhouse development on previously cultivated areas would be less than significant.

Mitigation and Residual jmpact:

With the application of the following measures, potential impacts to biological resources would be
mitigated to less than significant levels (Class II). Residual impacts would be less than significant.

7. No alteration of the channel or bank of San Antonio Creek shall be permitted until the -
Department of Fish-and Game has been contacted to determine if the drainage falls under its
jurisdiction. Plan Requirement and Timing: Prior to approval of a Zoning Clearance
Permit, the applicant must receive all necessary permits from California Department of Fish
and Game to allow the discharge of drainage into San Antonio Creek.” Monitoring: A copy
of the permit shall be submiited to P & D. o : '

8. Prior to approval of a Zoning Clearance Permit for grading, the applicant shall obtain a U.S.
Ammy Corps of Engineers 404 permit for any grading-or fill activity within San Antonio
Creck. Plan Requirement and Timing: A copy of the 404 permit or waiver shall be
submitted to P & D prior to approval of a Zoning Clearance Permit. Monitoring: A copy of
the 404 permit or waiver shall be submitted. » :
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4.5 CULTURAL RESOURCES
’ Less than Reviewed
igni Les
Will the proposal result in: / poen. | win | T No Previnus
Signif. Mitigatio Signif. Impact Document
n .
Archaeological Resources ’ l
a. Disruption, alteration, destruction, or adverse effect on
a recorded prehistoric or historic archaeological site X /
(note site number below)?
b. Disruption or removal of human remains? | | X f
c. Increased potential for trespassing, vandalizing, or [ / X
sabotaging archaeologica) resources?
d. Ground disturbances in an area with potential cultural
resource sensitivity based on the location of known X
historic or prehistoric sites?
Eihnic Resources , | ’
e. Disruption of or adverse effects upon a prehistoric or
historic archaeological site or property of historic or X :
cultural significance 1o a community or ethnic group?
f. Increased potential for trespassing, vandalizing, or I X I W
sabotaging ethnic, sacred, or ceremonial places?
g. The potential to conflict with or restrict existing l ! X I 7
religious, sacred, or educational uses of the area?

County Environmental Thresholds:

The County Environmental Thresholds and Guidelines Manual contains guidelines for identification,
significance determination, and mitigation of impacts to important cultural resources. Chapter 8 of the
Manual, the Archaeological Resources Guidelines: Archaeological, Historic and Ethnic Element,
specifies that if a resource cannot be avoided, it must be evalvated for importance under CEQA. CEQA

Section 15064.5 contains the criteria for evaluating the importance of archaeological and historical resources.

Impact Discussion:

Any ground disturbance for the purpose of grading building pads, access driveways, and septic systems,
and constructing structures has the potential for significant mmpacts associated with uncovering buried
artifacts.  The potentially significant impact of disturbing such resources would be mitigated with

inclusion of a standard discovery measure that requires that if any potential ar
uncovered during excavatjon, grading or construction activities anywhere on the property, work would be

stopped until the artifacts can be assessed and appropriate activity for their disposition is ¢

Mitigation and Residual Impaci:

With the incorporation of the following measures, impacts to cultural resources would be mitigated to a less

han significant level (Class .




{" - (,.- -

07D VP-00000-0003 5, Chisan Nursery September 28, 2009
Revised Final Draft MND _ Page 15

9. In the event archaeological remains are encountered during grading, work shall be stopped
immediately “or redirected until a P&D qualified archaeologist and Native American
representative are retained by the applicant to evaluate the significance of the find pursuant to
Phase 2 investigationis of the County Archaeological Guidelines. If remains are found to be
‘significant, they shall be subject to a Phase 3 mitigation program consistent with County
Archaeological Guidelines and funded by the applicant. Plan -Requirements/Timing: This
“condition shall be printed on all building and grading plans. Monitoring: P&D shall check
plans prior to approval of Zoning Clearance Permits and shall spot check in the field.

ENERGY

4.6 e
- Less than o : Reviewed
. 1 . . .
Will the proposal result in: | Poten. i Toon | o Previous
. ) . . Signif. Mitigation | Signif. - | Impact Docvment
a.  Substantial increase in demand, especially during peak X
periods, upon existing sources of energy? . R
b. Requirement for the development or extension of new : 1 X
* sources of energy? '

Impact Discussion:

(a, b) Less than significant impact. The project would not requiré the development or extensioi of new
energy sources. Existing energy sources would have sufficient capacity to serve the project. The project
proposes to incorporate a number of energy-conserving features, including passive cooling systems that
would minimize energy use where feasible. Therefore, the proposed project would not significantly
impact local enerfgy resources. - - o - : s ' '

Mitigation and Residual Tpact: -+ -

mitigation-is Tequired. Project impacts to regional energy ‘demand would be less than significant *

No
(Class III). Residual impacts would be less than significant.
4.7 FIRE PROTECTION
DR P Less than ) "1 Reviewed
Will the proposal resultin: poen. ol | I we | eevions
R Lo Signif. Mitigation | Signif. Impact Document
2. Introduction of development into an existing high fire X '
hazard area? I Y :
b. Project-cansed high fire hazard? o » ' ' X
¢. Introduction of development into an area without adequate X K
water pressure, fire hydrants or adequate access for fire
fighting? '
d. Introduction of development that will hamper fire : X
prevention techniques such as controlled burns or backfirin ' e
in high fire hazard areas? .. . . s
e. Development of structures beyond safe Fire Dept. response | - - X
time? ) . :
County Standards
The following County Fire Department standards are applied in evaluating impacts associated with the

proposed development:
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¢ The emergency response thresholds include Fire Department staff standards of one on-duty firefighter
per 4000 persons (generally.1 engine company per 12,000 people, assuming three firefighters/station).
The emergency response time standard is approximately 5-6 minutes.

¢ Water supply thresholds include a requirement for 1,250 gpm at 20 psi for all commercial nurseries.

* The ability of the County’s engine companies to extinguish fires (based on maximum flow rates
through hand held line) meets state and nationa) standards assuming a 5,000 square foot structure.
Therefore, in any portion of the Fire Department’s response area, all structures over 5,000 square feet
are an unprotected risk (a significant impact) and therefore should have internal fire sprinklers.

° Access road standards inchide a minimum width (depending on number of units served and whether

parking would be allowed on either side of the road), with some narrowing allowed for driveways.

Cul-de-sac diameters, tumning radii and road grade must meet minimum Fire Department standards

based on project type.

Two means of egress may be needed and access must not be impeded by fire, flood, or earthquake. A

potentially significant impact could occur in the event any of these standards is not adequately met.

Impact Discussion:

proposed project site is located within a high fire hazard area of the
ewed the proposed project and issued a condition letter that mcludes
es, provision of adequate access, installation of fire sprinklers and
1als business plan. Adherence to the Fire Department’s condition
re hazards to less than significant levels. Therefore, the project
pment into a high fire hazard area or the accompanying

(a) Less than significant impact. The
County. The Fire Department has revi
such mitigation as payment of Fire fe
the requirement of a hazardous mater
letter would mitigate any potential fi
would not result in the introduction of develo
impacts.

proposed project includes the construction/legalization of

(b) Less than significant impact. The
ment for an orchid nursery. As a result, the project

approximately 1.4 million square feet of develop
would not result in the creation of a significant fire hazard.

(¢, e) Less than significant with mitigation. The proposed project would be served by a private water well.
The project site is within the five-minute emergency response time of the Fire Department and will be
served by County Fire Department Station #24 (located at 99 Centennial Street, Los Alamos). An
incremental increase in fire hazard potential would be associated with the increase of employees on the
site and the additional structural development. The Fire Department has reviewed the project and
identified measures that would adequately mitigate potential fire hazards on the site. These include
providing fire extinguishers onsite, addin g sprinkler systems to the propdsed structures, installing thirteen

fire hydrants, providing adequate addressing, providing adequate access ways, permits for the use and

storage of hazardous wastes/flammable materials, and payment of fire mitigation fees. Compliance with

the Fire Department’s conditions letter is included below as a mitigation measure.

ocated in an rural area that is designated as a high

(d) Less than significant impact. The proposed project is |
Fire Department practices controlled burns. No

fire hazard area. The project is not in an area where the
impact to control burns or backfiring would oceur.

Mitigation and Residual Impact:

With the incorporation of the following measure, impacts to the environment as the result of additional fire
hazards would be mitigated to a less than significant level (Class II). Residual mpacts would be less than

significant. '
10. The project shall comply with the Fire Department condition letter dated September15-2009

June 2. 2009 regarding: access standards, fire hydrant installation, on-site fire extinguishers,
automatic fire sprinkler systems, building address 1dentification, hazardous materials storage
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and payment of fire mitigation fees. Plan Requirements and Timing: All components of the
Fire Department condition letter shall be completed when indicated in the Jetter. Monitoring:
A site inspection shail be conducted by the Fire Department and P&D compliance staff prior to

occupancy clearance. o o

48 GEOLOGIC PROCESSES o

. R ] ’ . . Reviewed
Will the proposal result in: : poen. | St | men | No' | previews
5 - - Signif. with - Signif. Impact Document.
- Mitigation e
a. Exposure to or production of unstable earth conditions such Co X
as landslides, earthquakes, liquefaction, soil creep,
mudslides, ground failure (including expansive,
compressible, collapsible soils), or similar hazards?
b. Disruption, displacement, compaction or overcovering of X
the soil by cuts, fills or extensive grading? |
¢. Permanent changes in topography? "X
The destruction, covering or modification of any unique X
geologic, paleontologic or physical features? . . :
e. Any increase in wind or water erosion of soils, either on or - X
off the site? , '
. Changes in deposition or erosion of beach sands or dunes, X

or changes in siltation, deposition or érosion which may
modify the channel of a river, or stream, or the bed of the
_ ocean, or any bay, inlet or lake?

g. The placement of septic disposal systems in impermeable
soils with severe constraints to disposal of liquid effluent?

Extraction of mineral or ore?  ~ .

Excessive grading on slopes of over 20%?

Sand or gravel removal or loss of topsoil?

==~

Vibrations, from short-term construction or long-term
operation, which may affect adjoining areas?

= I e ] o

Excessive spoils, tailings or over-burden?

County Thfesho]d_:ﬁi

Pursuant to the County’s Adopted Thresholds and Gﬁideﬁliﬁéé ‘Manual, iripacts related fo geological resources
may have the potential to be significant if the proposed project involves any of the following characteristics:

1. The project site or any part of the project is located on land having substantial geologic constraints, as
determined by P&D or PWD. Areas constrained by geology include parcels located near active or
potentially active faults and property underlain by rock types associated with compressible/collapsible
soils or susceptible to landslides or severe erosion. "Special Problems” areas designated by the Board
of Supervisors have been established based on geologic constraints, flood hazards and other physical
limitations to development. -

2. The project results in potentially hazardous geologic conditions such as the construction of éut slopes
exceeding a grade of 1.5 horizontal to 1 vertical.

3. The project proposes construction of a cut slope over 15 feet in height as measured from the lowest
finished grade. - A

4. The project i$ located on'slopes exceeding 20% grade.
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Impact Discussion:

fety and Safety Element identifies the site as having a Jow

(a) Less than significant impact. The Seismic Sa
creep, compressible-collapsible soils, and high

nsk for liquefaction, slope stability, landslides, soil
groundwater and a moderate risk for expansive soils. The project site is not underlain by any known fault.

Compliance with existing building regulations would reduce potential ground shaking impacts caused by
movement along a distant fault to a Jess than significant level. A soils report will be required by the Building
and Safety Division to ensure appropnate building techniques are employed in response to on-site conditions
in order to protect the Integrity of structures. Due to the site’s low hazard rating, as well as the County
standard requirement for the production and review of a soils report, impacts resulting from the project

would be less than significant.

(b, ¢, ) Less than significant impact. The
grading. The Flood Control District hag preli

total of two retention ponds, one of the dete
The road widening and new driveway construction would only involve minimal earth movement. The

proposed project would not result in excessjve grading, spoils, or significant changes to the existing
topography, therefore, impacts would be Jess than significant.

project site is primarily flat land with elevations ranging from 615 feet
comer to 627 feet above sea level in the northeastern corner. The
property lines except for the 10 to 15 foot drop down to the bottom of
property line. The proposed project site does not contain any rare or
€ no impacts to such features would occur.

(d) Less than significant impact. The
above sea level in the southwestern

topography is relatively flat beyond all
San Antonio Creek along the northern
unique geological features and therefor

ary services would be provided by two septic systems in
Services requirements. One septic system currently exists for

ed in the southeast corner of the property. Onsite soils are
€ no impact to this aspect of geological

(8) Less than significant impact. Sanit
conformance with Environmental Health
the three farm employee dwellings locat.
conducive to the use of septic systems. Therefore, there would b

resources.

(h-]) Less than significant impact. The proposed project does not propose the extraction of minerals, ore,
sand, or gravel. Minimal amounts of topsoil would be relocated throughout the site during the necessary
grading activity. There are no slopes in excess of 20% within the project site. The project will not result in

significant impacts to soils or slopes located onsite.
Short-term impacts to nearby residents from construction

ficant levels with application of the standard measure limiting
m. and 4:00 p.m. (Mitigation Measure #16 in Section 4.12).

k) Less than significant with mitigation.
ibrations would be miti gated to less than signi
onstruction noise to weekdays between 7:00 a.

Titigation and Residual Impact:
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With the application of the following measures, potential geologic impacts would be mitigated to less
than significant levels (Class IT). Residual impacts would be less than significant.

11.

12.

A grading and erosion control plan shall be designed to minimize erosion and shall include
the following:

a. Graded areas shall be revegetated within 4 weeks of grading activities with deep rooted,
native, drought-tolerant species to minimize slope failure and erosion potential.
Geotextile binding fabrics shall be used 1f necessary to hold slope soils until vegetation is
established.

b. Grading on slopes steeper than 5:1 shall be designed to minimize surface water runoff.

Plan Requirements: The grading and erosion control plan(s) shall be submitted for review
and' approved by P&D prior to approval of Zoning Clearance Permits. The applicant shall
notify Permit Compliance prior to commencement of grading. Timing: Components of the
grading plan shall be implemented prior to occupancy clearance. Monitoring: Permit
Compliance will photo document revegetation and ensure compliance with p]an Gradmg
inspectors shall monitor technical aspects of the grading activities.

Drainage sha]] be consistent with 'approved drainage plans. Plan Requiremenis: Prior to
issuance of a Land Use, Permit or Zoning Clearance, a.drainage plan shall be submitted to
P&D, the Water Resources Division, Project Clean Water, and Flood Control for review and

- approval. The plan shall include the location(s) and dimensions of all proposed bioswales and

pipelines Timing: The components of the drainage plan shall be approved: prior to issnance

. of a Land Use Permit or Zoning Clearance. All drainage features shown on the plans shall be

13.

installed and approved by P&D. Momtonng P&D shal] site inspect during grading.

The applicant shall limit excavation and gradmg to the dry season of the year (i.e. April 15 to
November 1) unless a Building & Safety approved erosion control plan is in place and all
measures-therein are in effect. All exposed graded surfaces shall be reseeded with ground
cover vegetation to minimize erosion. Plan Requirements: This requirement shall be noted
on all grading and building plans. Timing: Graded surfaces shall be reseeded within 4 weeks
of grading completion, with the exception 6f surfaces graded for the placement of structures.
These surfaces shall be reseeded if construction of structures does not commence within 4
weeks of grading completion. Monitoring: P&D shall site inspect during grading to monitor
dust generation and 4 weeks after grading to verify reseeding and to verify the construction
has commenced in areas graded for p]acement of structures.

September 28, 2009 - '“

4.9 HAZARDOUS MAT ERIALS/RISK OF UPSET

Less than Reviewed
Will the proposal result in: Poten. s:ﬁf;,f —}if:f, No P?:y(::;:s
. : Signif. Mitigation Signif. ‘Impact Document
a. In the known history of this property, have there been any X
past uses, storage or discharge of hazardous materials (e.g.,
fuel or oil stored in underground tanks, pesticides, solvents
or other chemicals)?
b. The use, storage or distribution of hazardous or toxic X
materials?
¢. A risk of an explosion orthe release of hazardous X
substances (e.g., oil, gas, biocides, bacteria, pesticides,
chemicals or radiation) in the event of an accident or upset
conditions?
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Less than Reviewed
Will the proposal result in: poien. | wn | Toan No | Presies
Signif. Mitigation Signif. Impact Document
d. Possible interference with an emergency response plan or an X
emergency evacuation plan?
The creation of a potential public health hazard? X
Public safety hazards (e.g., due to development near X
chemical or industrial activity, producing oil wells, toxic
disposal sites, etc.)?
g-  Exposure to hazards from oil or gas pipelines or oil well X
facilities?
h. The contamination of a public water supply? - X

County Thresbhold:

The County’s safety threshold addresses involuntary public exposure from projects involving significant
quantities of hazardous materials. The threshold addresses the likelihood and severity of potential

accidents to determine whether the safety risks of a project exceed significant levels.

Impact Discussion:

(a-c, h) Less than significant impacts. The proposed project would necessitate the use and storage of
fertilizer and chemicals (pesticides, fungicides, herbicides, etc.) used for plant production purposes.
Chemicals such as pesticides, fungicides, herbicides, etc. would be stored in locked buildings located behind
the greenhouses with appropriate signage. Fertilizers would be stored either in bulk fertilizer tanks or in a
storage area if they are dry fertilizers. The proposed storage areas would be designed and constructed to meet
all applicable Federal, State, and County hazmat requirements.  The proposed project includes the
development of various structures needed to support an ongoing orchid growing operation. The agricultural
use of mdustrial chemicals, such as pesticides and fertilizers, could potentially result in the release of
waterbomne pollutants into onsite drainages, agricultural ponds, and/or San Antonio Creek. However, this
agricultural application is already allowed under the current zone district (AG-II-100) and 1s considered an
existing condition of the subject property. Therefore, the presence and use of such chemicals on the project
site is not considered an impact directly produced by the approval of the proposed project. While the
proposed fertilizer and chemical storage facilities would meet applicable requirements for the storage of these
types of hazardous materials, these precautions do not prevent accidental spills or other mishaps that counld
lead to the exposure of either the public or the environment to hazardous materials. Chemical and pesticides
used on site are: Talstar used for pest control, Shuttle 15 SC Miticide used for mite control, Monterey Snail-
it used for nail bait, Physan germicidal agents to provide overall protection for your plants and
greenhouses, Roundup Pro Herbicide, Orthere Turf, Tree and Ornamental Spray, AVID 0.15 EC used for
mite control, Ditrac All Weather Cake used for rodenticide for rats and mice, Ramik Green used for all-
weather rodenticide for rats and mice, Deadline M-PSTM Mini Pellets, Deadline T &O Snail Bait, Deadie

HPS, Slug and Snail Bait and Megafol 4-02 is a liquid fertilizer.

As such, the storage of fertilizer, and chemicals used in plant production would be considered to pose a less
than significant impact with mitigation, requiring the adoption of a Hazardous Materials Business Plan

(HMBP).
(d) Less than significant impacis. The proposed agricultural structures would not interfere with any known

CGIMErgency response Or emergency evacuation plan. All project generated sewage would be disposed of in
onsite septic systems.
(¢) Less than significant impacis. The proposed project site is not located in close proximity to any major

public safety hazards, such as: toxic disposal site, oil pipelines, or oil well facilities. Accidental spillage or
discharge of chemicals or fertilizers used in plant production could pose a threat to the public health and
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safety. Under the proposed project, contaminate Jaden excess water from greenhouse plant imgation and
fertilizing operations would be collected and treated onsite via the proposed closed irrigation/chemical
application system. This closed system would ensure that contaminated runoff from uTigation and
fertilization operations would not be released to the outside under normal operating conditions and
procedures. In addition, the applicant will be preparing a Hazardous Materials Business Plan (HMBP) for the
project that would include operational proceduires for both the normal use and transport of chemicals to and
from the hazmat building to the irrigation /chemical application systems wﬂhm the greenhouses themselves
as well as an emergency response plan in the event of an accident or spill. 'However, since the risk of an
accident or spill can never be completely eliminated, impacts on the public health and safety posed by the
planned storage of hazardous materials onsite would be considered less than significant with mitigation
including a final design for hazardous materials storage, and an HMBP.

Cumulative Impacts: Since the project would not create significant irhpacts with respect to hazardous
materials and/or risk of upset, it would not have a cumulatively considerable effect on safety within the

County.

Mmgahon and Residual Impact: Imp]ementanon of the following mmgatxon measures would reduce
impacts to geologic processes to an adverse but ]ess than significant level. Residual impacts would be

less than significant.

14. The final design for the hazardous materials storage area where fertilizers, pesticides, herbicides,

fungicides, and all other chemicals used onsite shall be reviewed and approved by the County

Fire Department, Protection Services Division. Plan Reguirements: - Prior to zoning clearance

issuance for any phase of the proposed project, the applicant shall submit detailed building plans

for the proposed hazardous materials storage area to P&D and-thée Fire Departmént, Protective

Services Division for reviéw and ‘approval. Tlmmg ‘The hazardous ‘materials building sha]] be

_constructed and approved. for occupancy prior to final inspection-for the first phase of any

structural development onsite. Monitoring: The Fire Department shall site’ mspect pnor to fma]
mspect]on for the proposed hazmat storage area. .

15. 1 ."I'he apphcant sha]] prepare a Hazardous Matena]s Busmess P]an (H]VIBP) for the storage and use
of hazardous materials onsite for review and approval by the Protective Services Division of the

-County. Fire Department. Said plan shall be implemented immediately upon’ Fire’ Department -

approval. -Plan Requirements & Timing: Prior to zoning clearance issuance the ‘applicant shall
submit a HMBP to Fire Department for review and. approval. The plan.shall be- ‘updated annua]ly
and shall include 2 monitoring section. The components: of HMBP shall- be implemented as
indicated in the approved Business plan. Monitoring: The Fire Départment: shall monitor
implementation of the approved HMBP R S oo

4.10 H]STORIC RESOURCES

" Less than 5 L Reviewed
Will the pr0p0831 resultin: C reten | i | Tem | mo | remiens
. Signif. | Mitigation | . Signif. .| JImpact Document

a. Adveise physical or aesthetie impacts on a structure or o ' ) X

property at Jeast 50 years old and/or of historic or coltral =~ |T 7 | ‘ :

significance to the community, state or nation?
b. Beneficial impacts to an historic resource by providing X .

rehabilitation, protection in a conservation/open easement, : '

etc.? : :

Impact Discussion:
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(0-b) Less than significant impact. There are no structures greater than 50 years i age or of historic value

located on the project site. Therefore the project will not Impact historic resources.

Cumulative Impacts:

Since the project would not result in any substantial change in the historic character of the site, it would
not have any cumulatively considerable effect on the region’s historic resources.

Mitigation and Residual Impact:

No mitigation is reqﬁired. Project impacts to historic resources would be less than significant (Class I11).

Residual impacts would be less than significant.

4.11 LAND USE
Less than - Reviewed
. - Signif. " Less Under
Will the proposal result in: Poten. with Than No Previous
Signif. Mitigation Signif. Impact Document
a.  Structures and/or land use incompatible with existing land ' X

use?

b.  Conflict with any applicable land use plan, policy, or X
regulation of an agency with jurisdiction over the project
(including, but not limited to the general plan, specific
plan, local coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating an

environmental effect?
c.  The induction of substantial growth or concentration of X
population?
X

d. The extension of sewer trunk lines or access roads with
capacity to serve new development beyond this proposed

project? _
e.  Loss of existing affordable dwellings through demolition, X
conversion or removal?
X

1. Displacement of substantial numbers of existing housing,
necessitating the construction of replacement housing
elsewhere?

g.  Displacement of substantial numbers of people, X
necessitating the construction of replacement housing

| elsewhere? .

;i The loss of a substantial amount of open space?

i

|

An economic or social effect that would result in a physical
change? (i.e. Closure of a freeway ramp results i isolation
of an area, businesses located in the vicinity close,
neighborhood degenerates, and buildings deteriorate. Or, if
construction of new freeway divides an existing
community, the construction would be the physical change,
but the economic/social effect on the comrmimity would be
the basis for determining that the physical change would be
significant.) ‘
J. __Conflicts with adopted afrport safety zones? ’ X

Existing Setting:

The project site is located in the rural area of Los Alamos bounded by other agricultural lands. The site is
currently developed with approximately 1,082,700 square feet of greenhouses used for orchid cultivation.
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The current Zoning.is AG-11-100 with a land use designation of AC, Commercial Agriculture. Three
permitted farm employee dwellings currently exist on site. :

Environmental Thresho_id:

The Thresholds and Guidelines Manual contains no specific thresholds for land use. Generally, a potentially
significant impact can occur. if a project as proposed is potentially inconsistent with policies and standards
~ adopted by an agency for the purposes of environmental protection or would result in substanna] growth

inducing effects.
Impact Discussion:

(a) Less than significant impact. The project site is surrounded to the north, east, south and west by open
fields supporting commercial agricultural operations.. The proposed agricultural structures are compatible
with the surrounding agricultural uses. The proposed project would not conflict with any of the adjacent
agricultural operations, and the uses proposed would be compatible with existing and surrounding Jand uses.
With respect to visual compatibility, mitigation measures have been identified in Section 4.1 to require
Jandscape screening and design review by the CBAR. Therefore, impacts due to structures incompatible with
existin ng viewsheds would be less than significant with mitigation.

(b) No lmpact The proposed project has been designed to meet ‘the standards of the AG-TI-100 Zone
District, and is generally consistent with County land use goals, policies, and development standards. The
deve]opment of greenhouses and other agricultural accessory structures necessary to ‘support an orchid
growing operahon would be consistent with the existing and/or future' dévelopment in this region of the
county and is an allowed use in the AG-II-100 zone district. Therefore unpacts due to potentla] conﬂrcts
with land use plans would be less than srgmﬁcant :

(c—d) No impact. The proposed site contains three farm employee dwe]lmgs ‘The proposed pro_]ect does not
have any additional associated residential population. All new access roads built 6n the site would serve
maintenance purposes only and would not provide the capacity to serve future resrdentla] deve]opment There
are no sewer nnprovements proposed as part of the project. S

(e-g) No 1mpact There are no existing strucmres proposed for demolmon as pan of the prOJect and Therefore
no residents would be displaced as a result the proposed project. '

(h) Less than signiﬁcant impact. The property is currently privately owned and is not currently used, nor has
* it been historically used, by the surrounding community for active or passive recreational purposes. The
proposed project when finished would have approximately 1.4 million square. feet of development. Due to
the close proximity to Highway 101, a detailed landscape plan has been required to adequately screen the

development from the Highway 101 corridor. Approximately 20 feet of the westernmost section of the

greenhouses would be removed to allow for adequate room for landscaping and maintenance. The Jandscape
plan proposes evergreen trees and shrubs to soften the view of the proposed nursery. Therefore, impacts due
to open space with existing uses would be less than Sngﬁcant wrth mmg:mon requrrmg landscaping
screening and design review by the CBAR. :

- (i- j) Less than szgmf Tcant impact. The project would not créaté any ‘identified social or economic effect that
could result in a significant physical change, and future development on the site would not affect, nor be

affected by, airport safety zones.

Cumulative Impacts:
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The implementation of the project is not anticipated to result in any substantial change to the site’s
conformance with land use policies and standards. Thus, the project would not cause a cumulatively

considerable effect on Jand use.

Mitigation and Residual Impact: Adherence to the following measures would reduce Jand use impacts to

less than significant levels. Residual impacts to land use would be less than significant.

16. Drought tolerant natives and/or Mediterranean type landscape screening shall be planted on
the shoulders adjacent to driveways. The vegetation shall be staggered from the road to blend
with natural habitats and to screen the effects of grading and paving. Plan
Regquirements/Timing: Prior to zoning clearance approval, the applicant/owner shall enter
into an agreement with the County to install required landscaping and water-conserving
irrigation systems and maintain landscaping for the life of the project. The applicant shall also
submit three copies of a final landscape and water-conserving irrigation plan to P&D for
review and approval. Prior to occupancy clearance, landscaping and imrigation shall be
mmstalled. Monitoring: Prior to occupancy clearance Permit Compliance staff shall photo
document installation. Permit Compliance staff shall check maintenance as needed. Release
of performance security requires Permit Compliance signature.

17. Landscaping with Jow water-use plants, shrubs and trees shall be provided to screen the entire
site and soften the view of the existing and proposed structures mcluding the farm employee
dwellings. Plan_Requirements and Timing: Prior to zoning clearance approval, the
applicant/owner shall enter into an agreement with the County to install required landscaping
and water-conserving irrigation Systems and maintain landscaping for the life of the project.
The applicant shall also submit three copies of a final landscape and water-conserving
irrigation plan to P&D for review and approval. Prior to occupancy clearance, landscaping
and irrigation shall be installed. Monitoring: Permit Compliance shall inspect installation
prior to occupancy clearance and shall inspect maintenance once per year during the

maintenance period.

4.12 NOISE
. Less than Reviewed
Will the proposal result in: Poten. S,:g,?;,f %,f:sn No P‘,ﬁ’l‘?ﬁ:s
Signif. Mitigation Signif. Impact Document
a.  Long-term exposure of people to noise levels exceeding X
County thresholds (e.g. locating noise sensitive uses next to
an atrport)?
b.  Short-term exposure of people to noise Jevels exceeding X
County thresholds?
¢.  Project-generated substantial increase in the ambient noise X
L levels for adjoining areas (either day or night)?

Impact Discussion:

(a, ¢) Less than significant impacits. Long-term impact: The proposed project includes the development of

structures intended to support an ongoing orchid growing operation. The growing of orchids does not require
the use of any large or excessively noisy machinery. Therefore, the use of the proposed greenhouses and
various other accessory agricultural structures on the project site for the purpose of growing orchids would
not create a substantial noise increase affectin g exusting neighbors or other sensitive receptors.

(b) Less than significant impacts with mitigation. Short-term umpact: Noise generated from heavy
equipment during grading and construction typically can temporarily exceed County noise thresholds of 65
dBA CNEL for a distance of up to approximately 1,600 feet. There are four sensitive receptors (farm
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employee dwellings located on site and one single family dwelling off site) located within this 1,600 foot

radius. The residence located off site is approximately 300 feet to the south on the opposite side of Highway

101 from the project site. Due to the high rate of speed and high volume of traffic on Highway 101 this-
aforementioned residence would be subjected to higher noise levels from existing traffic on Highway 101

than noise produced by construction activity on the project site. Therefore the proposed project would not

have a significant noise impact on surrounding sensitive receptors.

Cumulative Impacts:

The implementation of the project is mot anticipated to result in any substantial noise effects. Therefore,
the project would not contribute in a cumulatively considerable manner to noise impacts.

Mitigation and Residual Impact: Adherence to the following measure would reduce short-term impacts
associated with noise to less than significant levels. Residual impacts would be less than significant. .

18. Construction activity for site preparation and for future development shall be limited to the
hours between 7:00 a.m. and 5:00 p.m., Monday through Friday. ‘No construction shall occur
on State holidays (e.g. Thanksgiving, Labor Day). Construction equipment maintenance shall
be limited to the same hours. Non-noise generating construction activities such as interior
painting are not subject to these restrictions. Plan.- Requirements: Two signs stating these
restrictions shall be provided by. the- applicant and posted on site. Timing: Signs shall be in~
place prior to beginning of and throughout grading and construction activities. Violations
_may-.result in suspension of permits. Monitoring: Building Inspectors and Permit
Compliance shall spot check and respond to complaints. . :

413 - PUBLIC FACILITIES . = - oo

) T Less than Reviewed
Will the proposal resultin: = 7" | Poten. - Than No Previows
Signif. | Mitigation Signif. Impact Document
a. A need for new or altered police protection and/or health X
care services? : .
b. Student generation exceeding school capacity? - ' ' X
¢. Significant amounts of solid waste or breach any national, ' X
state, or local standards or thresholds relating to solid waste
disposal and géneration (including recycling facilities and
existing landfill capacity)? ' :
d. A need for new or altered sewer system facilities (sewer X
lines, lifi-stations, eic.)? _
e. The construction of new storm water drainage or water X
quality control facilities or expansion of existing :
facilities, the construction of which could cause
significant environmental effects?

Impact Discussion:

(a) Less than significant impact. The proposed project has no associated residential population and would be
unlikely to produce any significant increase in the need for emergency services. Therefore, the project could
be accommodated by the SherifP's Department and the existing health care system without a significant
impact to public service levels. o o B '

(b) Less than significant impact. The proposed project does not have any associated residential population
and therefore would not produce any additional students. ' ‘ n
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(c) Less than significant impact. County solid waste landfi]] space is limited and the County is under State
mandate to reduce waste generation and disposal. The County Environmental Thresholds and Guidelines
identifies a significant Impact when a project would generate 196 tons or more of refuse per year, and g
considerable contribution to cumulative impacts from generation of 40 tons or more per year. The proposed
legalization and expansion of the existing orchid growin & operation would be expected to produce only minor
amounts of refuse, most of which would be compostable green waste. Chisan nursery currently recycles aj]

(d) Less than significant impact. The proposed project would be served by private septic systems, no

additional sewage systems would be required.

environment.

Cumulative Impacts:

ssed above the followin g recommended mitigation measures are

Mitigation and Residual Impact: As discy
gnificant levels impacts. Residual impacts would be less than

recommended to further reduce less than si
significant.

Recommended Mitigation Measure

1. The applicant shall develop and implement a Solid Waste Management Plan (SWMP) to be
ublic Works Solid Waste Division and P&D and sha]] mclude the following

components at a minimum:

Provision of space and bins for storage of recyclable materials within the project site.

a.

b Development of a plan for accessible collection of materials on a regular basis (may
require establishment of private pick-up depending on availability of County-sponsored
programs).

c. Implementation of a green waste source reduction program, including the creation of lot

OT cOmmon composting areas, and the pse of mulching mowers in al] COmmon open

Space lawns.
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Plan Requiremeni/Timing: The applicant shall submit a Solid Waste Management Program
to P&D for review and approval prior to Zoning Clearance. Program components shall be
implemented prior to occupancy clearance and throughout the life of the project.
Monitoring: P&D shall site inspect during construction, prior to occuparicy, and after
occupancy to ensure solid waste management components are established and implemented.

Recémmended Nﬁﬁga'ﬁon Measure

- 2. To prevent construction and/or employee trash ‘from blowing offsite, covered receptacles

shall be provided onsite prior to commencement of grading or construction activities.” Waste

shall be picked up weekly or more frequently as directed by Permit Compliance staff. Plan

Requirements and Timing: Prior to Zoning Clearance approval, applicant shall designate
and provide to Planning and Development the name and phone number of a contact person(s)
to monitor trash/waste and organize a clean-up crew. Additional covered receptacles shall be
provided as determined necessary by Permit Compliance staff. This requirement shall be
noted on all plans. Trash control shall occur throughout all grading and construction
activities. Monitoring: Permit Compliance staff shall inspect periodically throughout
grading and constiuction activities.

4.14 RECREATION

Less than Reviewed

Will the proposal result in: =~ ' Poten. . Than No Previous
Signif. Mitigation Signif. Impact Document
a. Conflict with established recreational uses of the area? X
b. Conflict with biking, equestrian and hiking trails? X
¢. Substantial impact on the quality or quantity of existing ' X
recreational opportunities (e.g., overuse of an area with
constraints on numbers of people, vehicles, animals, etc.

which might safely use the area)?

Setting: No establish recreation or trails are located onsite. -

County Threshold:

The Thresholds and Guidelines Manual con
of Supervisors has established a minimum standard ratio of 4.7 acres of recreation/open space per 1,000 people to
meet the needs of a community. The Santa Barbara County Parks Department maintains more than 900 acres of
parks and open spaces, as well as 84 miles of trails and coastal access easements. The proposed project site is

tains no threshold for pér]f and recreation impacts. Howe(rer, the Board

located in a rural area of Los Alamos. No established recreational uses (including parks, biking, equestrian or
hiking trails) are located on or adjacent to the proposed project site. S o ' .

Impact Discussion:

(a, ¢) Less than significant impact. The proposed nursery facility would not be located in an area that is used
for public recreation. The proposed project would not cause a public recreational area to become overused or
impacted since the site has no established public tecreational use and is not located near a public park,
campground, or trail. It is not a residential use that may generate or draw additional people to the area. Asa
result impacts to recreation facilities within the surrounding community would be less than significant.

(b) Less than significant impact. The project site would be accessed by an existing frontage road along
Highway 101. There are no existing or proposed trails of any kind located along Highway 101 or within the
project vicinity however, the existing frontage road is informally used for walking, jogging, and biking. The
proposed project would not significantly impact bicycle, hiking, or equestrian trails.




. ‘07]PVP-00000-00035, Chisan Nursery September 28, 2009
Revised Final Draft MND Page 28

Mitigation and Residual Impaci:

No mitigation is required. Project impacts-to recreation facilities would be less than significant (Class IIT).
Residual impacts would be less than significant.
415 TRANSPORTATION/CIRCULATION
Less than Reviewed
. . Signif. Less Und
Will the proposal result in: Poten. | with | Than | Mo | Premen
Signif. Mitigation Signif. Impact Document
X

a.  Generation of substantial additional vehicular movement
(daily, peak-hour, etc.) in relation to existing traffic Joad and

capacity of the street system?
b. A need for private or public road maintenance, or need for X

new road(s)?
¢.  Effects on existing parking facilities, or demand for new X
parking?
X

d. Substantial impact upon existing transit systems (e.g. bus
service) or alteration of present patterns of circulation or
movement of people and/or goods?

e.  Alteration to waterborne, rail or air traffic? . X

{. Increase in traffic hazards to motor vehicles, bicyclists or
pedestrians (including short-term construction and Jong-
term operational)?

g- Inadequate sight distance?
ingress/egress?
general road capacity?
emergency access? -

h. Impacts to Congestion Management Plan system?

pS

R B P P

Setting:

The project site is located directly north of Highway 101 and directly east of Price Ranch Road. Access 1o the
site would be provided via the existing frontage road, recently named Harvest Road. The existin g northbound
off-ramp from Hwy 101 provides unimpeded access to the Jocal street system in Los Alamos. Cross-traffic on
the frontage road is controlled by “Stop™ signs. The southbound off-ramp is controlled by a “Stop” sign at
Main St., while traffic from Los Alamos via Main St. is unimpeded. Access to the site is an existing frontage
road 24-ft wide with graded shoulders, which leads to a 24-ft wide driveway from that frontage road into the

parking area.

Regulatory:

Public Works Roads Division’s general standards govem all project proposals within the County. In
addition, the County’s Thresholds of Significance for Traffic Impacts provides guidance and procedures for
analyzing potential traffic impacts of a project. The County’s threshold criteria assume that an increase in
traffic that creates a need for road Improvements is “substantial in relation to the existing traffic load and
capacity of the street system.” Adherence to the Public Works general roadway standards also governs all

project proposals within the County.

Because traffic flow on roadways is most constrained at Intersections, roadway operation is dependent
upon the operation of the key intersections along the route. Intersection operations are rated based on
Levels of Service (LOS) on the following scale (Two-Way Stop Controlled Un-signalized Intersection

Methodology, Highway Capacity Manual, 2000):
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S | Delay (seconds)
<10
>10-15

- >15-25 _
>25-35 -
>35-50

. >50

*rjt'rJUOl:d}S

The édopted thresholds of significance for traffic are fourfold, as follows:

1. An increase in volume/capacity ratio or numbers of trips as shown below:
Significant Changes in Levels of Service
. Intersection LOS incl. Increase in V/C or
proposed project trips greater than:
LOS A 020
LOSB ~ . 0.15
LOSC 0.10
LOSD 15 trips
LOSE 10 trips - -
LOSF . . ) 5 trips
2.- Project access to a major road or arterial road would reqmre a dnveway that wou]d créate an

unsafe situation or a new traffic signal or major revisions to an exasting traffic 51gna]

3. PrOJect adds traffic to a roadway that has demgn featires of receivés use wh]ch ‘would be
incompatible with substantial increases of traffic that will become potential safety problems
with the addition of project or cumulative traffic.

4, - Project traffic- would utilize a substantial portion of an intersection(s) capacity where the
intersection is currently operating at acceptable levels of service (A-C) but with cumulative
traffic would degrade to or approach LOS D (V/C 0.81) or lower. Substantial is defined as a
minimum change of 0.03 for intersections which would operate from 0.80 to 0.85 and a
change of 0.02 for intersections which would operate from 0.86 to 0.90, and 0.01 for
intersections operating at anything Jower.

The County of Santa Barbara’s. cumulative impact thresholds are determined based on increases in V/C ratios
which are calculated for signalized intersections. However, the level of -sexvice for an un-signalized
intersection is determined by the computed or measured control delay and mot V/C ratios. Based on
consultation with County Public Works staff, for purposes of determining cunmlative impacts for the un-
signalized study intersection, the same traffic thresholds shown above were used.

Impact Discussion:

(a) Less than significant impact. Wil Robertson, Public Works Transportation, states that all intersections
are operating at a Level of Service (LOS) C or better (based on personal observation). Using the standard trip
generation criteria/factors used by the County for greenhouses, the project is expected to generate 385
Average Daily Trips (ADT) and 86 PM Peak Hour Trips (PHT) during the week.

The fndst heavﬂy traveled surface street in the area is Bell Street which curréntly hasa daily traffic volume of
3,900 vehicles per day (vpd) and operates at LOS A. LOS C capacity for this road is 7,300 vehicles per day
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(ADT). Additionally, the major intersections with Bell St. in the area include the intersections of Bell St., the
Hwy 101 south bound ramps and the Hwy 101 north bound ramps. A previous study prepared for an adjacent
project determined that based on average delay time of vehicles at those intersections, these intersections ajl
operate at LOS A. Also, when added to the existing roadway volume of Bell St., the results were well below

the capacity at LOS C for this road (current volume 3,900 vpd + 385 ADT through this road segment = 4285

vpd; LOS C.is 7,300 vpd). Therefore, the project would not significantly impact the volume of vehicular

traffic present on Bell St. or other regjonal roads.

TRUCK TRIPS

Dunng the peak hour, the project is expected to result in approximately 4-7 truck trips per week and during
off season the truck trips will be less than 2 per week. Truck traffic is associated with the normal shipping
and delivery of plants is already accounted for in the basic trip generation rates used to estimate project

traffic.

(b, ¢) Less than significant impact. The site would be accessed from an existing paved 24-foot wide
private driveway off of Harvest Road, a private road. The driveway would be the main entry for public
access, deliveries, shipments, and employees. This access road would be mmproved and maintained by the
owner of the site and would not require public maintenance. Caltrans has reviewed the project and will
not require any ‘additional permits for the proposed greenhouse project. The proposed project would
ultimately provide 90 total parking spaces on site. The spaces -would be utilized by employees. As
indicated in the chart below, the number of spaces would be able to accommodate the projected
greenhouse traffic. Chapter 35.36 of the Santa Barbara County Land Use & Development Code (LUDC)
provides the parking demand figures listed below. The LUDC regulations would require parking spaces
for the proposed greenhouse development as follows: No other mprovements to existing roads or new
roads would be required. Impacts would be less than significant.

Use Project Proposes Requirement j
Commercial Greenhouses = 2 spaces per acre 2 x 36 acres 72 spaces
Offices, laboratories, or administration = 1,551 sq. ft. 6 spaces
1 space per 300 sq. ft. : :
Production storage, or warehousing = 1 space per |6,312sq.ft. - 7 spaces
1,000 sq. ft.
Total pumber of required parking spaces 85 Spaces

The project proposes to provide 90 permanent parking spaces onsite of which four would meet handicapped
requirements. The parking spaces are proposed to be located behind the two new greenhouses. A loading
dock with approximately 1,551 sq. ft. of truck parking (25" x 60”) area for Joading and unloading purposes,

would also be provided adjacent to the warehouse.

(d, e) Less than significant impact The proposed project would not create the need for added or expanded
transit service or cause a noticeable change in the established movement patterns of traffic that could cause
secondary effects on area roadways such as alternative routing and associated changes in roadways and
intersection volumes, pedestrian safety, etc. As such, umpacts would be less than significant. The proposed
project would not affect transit systems or waterborne, air or rail traffic given the project’s nature and its

proposed location.

(/; g Less than significant impact The Transportation Division of the Public Works Department has
reviewed the proposed project and has determined that the proposed project would not cause a hazard to
motorists, bicyclists, or pedestrians and would provide adequate access. The proposed driveway would be
“onstructed to Fire Department standards to ensure adequate safety as required by the Fire Department’s
ondition letter. Under the current development plan for the project, ingress and egress from the project site
vould be provided by an existing driveway accessed directly off Harvest Road. Adequate site distance
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currently exists at all intersections in the vicinity of the proposed project, including the northbound Hwy 101
off-ramp intersection with the frontage road. The site distance for the newly paved access road would also be
adequate. The access road would provide adequate ingress and egress of the parcel. Finally, Fire has required
that all roadway plans shall be submitted for their review and approval prior to issuance of Zoning Clearance - -
Permits. Adherence to these requirements would ensure safe access and safe vehicular movement,
therefore project related impacts would be less than significant. ' :

(h) Less than significant impact. As indicated m the project traffic numbers, the project would not-generate
more than the 500 ADT (weekday) and but would exceed the 50 PHT required to be considered an impact to
the Congestion Management Plan. Because operations are at a Level of Service A at Highway 101 and the
project generates less-than 100 PHT it is consistent with the CMP and Impacts would be less than
significant. (see 2003 SBCAG) »

Cumulative Impacts:

The County’s Environmental Thresholds were developed, in part, to define the point at which a project’s
contribution to-a regionally significant impact constitutes a significant effect at the project level. In this
instance, the project has been found not to exceed the threshold of significance for traffic. Therefore, the
project’s contribution to the regionally significant traffic congestion is not considerable, and is less than
significant. : : -

The County of Santa Barbara’s cumulative impact thresholds are determined based on increases in V/C ratios
which are calculated for signalized intersections. However, the level of service for an un-signalized '
intersection is determined by the computed or measured control delay and not V/C ratios. Based on
consultation with County Public Works staff, for purposes of determining cumulative impacts for the un-
signalized study intersection, the same traffic thresholds shown above were used.

The Santa Barbara County Association of Governments (SBCAG) has developed a set of traffic impact -
thresholds to assess the impacts of land use decisions made by local jurisdictions on regional transportation
facilities located within the Congestion Management Program (CMP) roadway system. As stipulated in the
CMP, local agencies must ensure that any scope of analysis performed in an environmental review process
required under CEQA include an-assessment of project related impacts on the CMP system if total trip
generation exceeds 50 peak hour or daily trips. Because operations are at a Level of Service A at Highway
101 and the project generates less than 100 PHT it is consistent with the CMP and impacts would be less
than significant. (see 2003 SBCAG) - ’ ‘ .

Miﬁgatidn and Residual ImAp'ac't: No mitigation is required since the proposed -project would result in
adverse but less than significant impacts on transportation/circulation. Residual impacts would be less than
significant. '

416 WATER RESOURCES/FLOODING |

: Less than Reviewed
Will the proposal resultin: Poten. S:fi':;]f' }‘.f;f, No P‘,J:v?;s
Signif. Mitigation Signif. Impact Document
a. Changes in cirrents, or the course or direction of water ~ X
movements, in either marine or fresh waters?
b. Changes in percolation rates, drainage patterns or the rate X
and amount of surface water runoff? .
c. Change in the amount of surface water in any water body? - X
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Less than Reviewed
. . Signif. Less Under
Will the prOPOSQ] result in: Poten. with Than No Previous
Signif. Mitigation Signif. Impact Document
X

d. Discharge, directly or through a storm drain system, into
surface waters (including but not limited to wetlands,
riparian areas, ponds, springs, creeks, streams, rivers, lakes,
estuaries, tidal areas, bays, ocean, etc) or alteration of
surface water quality, including but not limited to
temperature, dissolved oxygen, turbidity, or thermal water

pollution?
e. Alterations to the course or flow of flood water or need for X
private or public flood control projects? (
f. Exposure of people or property to water related hazards X
such as flooding (placement of project in 100 year flood

plain), accelerated nmoff or tsunamis?
Alteration of the direction or rate of flow of groundwater? | ,

h.  Change in the quantity of groundwater, either throngh direct
additions or withdrawals, or through interception of an ’

|

|

aquifer by cuts or excavations or recharge interference?

i. Overdraft or over commitment of any groundwater basin?
Or, a significant increase in the existing overdraft or over
commitment of any groundwater basin?

J- The substantjal degradation of groundwater quality
Including saltwater intrusion?

k. Substantial reduction in the amount of water otherwise
available for public water supplies?

. Introduction of storm water pollutants (e.g., o), grease,
pesticides, nutrients, sediments, pathogens, etc.) into
groundwater or surface water?

Water Resources Thresholds

gnificant effect on water resources if it would exceed established
threshold values which have been set for each overdrafted groundwater basin. These values were determined
based on an estimation of a basin’s remaining life of available water storage. If the project’s net new
consumptive water use [total consumptive demand adjusted for recharge less discontinued historic use]
exceeds the threshold adopted for the basin, the project’s impacts on water resources are considered

significant.

A project is determined to have a s

A project is also deemed to have a si gnificant effect on water resources if a net mcrease in pumpage from a

well would substantially affect production or quality from a nearby well.

Water Quality Thresholds:
A significant water quality impact is presumed to occur if the project:

 Is located within an urbanized area of the county and the project construction or redevelopment
individually or as a part of a larger common plan of development or sale would disturb one (HDor

more acres of land;

* Increases the amount of Impervious surfaces on a site by 25% or more;

° Results in channelization or relocation of a natural drainage channel;
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e Results in removal or reduction of riparian vegetation or other vegetation (excluding non-native
vegetation removed for restoration projects) from the buffer zone of any streams, creeks or
wetlands;

e Is an industrial facility that falls under one or more of categorles of industrial activity regulated
under the NPDES Phase I industrial storm water regulations (facilities with effluent limitation;
manufacturing; mineral, metal, oil and gas, hazardous waste, treatment or disposal facilities;
landfills; recycling facilities; steam electric plants; transportation facﬂmes treatment works; and

light industrial activity);

o Discharges pollutants that exceed the water guality standards set forth in the applicable NPDES
permit, the Reglona] Water Quality Control Board’s (RWQCB) Basin P]an or otherwise impairs
the beneficial uses’ of a receiving water body; -

"o Results in a discharge of pollutants into an “impaired” Wwater body’ thét has bee‘n‘ designated as
such by the State Water Resources Control Board or the RWQCB under Section 303 (d) of the
Federal Water Pollution Prevention and Control Act (i.e., the Clean Water Act); or

« Results in a discharge of pollutants of concern to a recelvmg water body, as 1dent1ﬁed by the
RWQCB. :

Impact Dlscussmn

(a, e-f) Less than significant zmpact The prOJect S]tC is dlrecﬂy adjacent to the’ southern bank of San Aritonio
Creek. Portions of the project site are designated as both a floodway and floodplain. The County s Flood
Control Department has reviewed the proposed project and has identified their conditions. in their
memorandum dated January—10-2008 June 4, 2009. These conditions include: drainage and grading study,
improvement plans that show finished floor for habitable work areas, and complance with Flood Controls
standard conditions. The existing and proposed greenhouses are constructed with metal poles for the skeleton
of the structure and covered-with a black mesh material on the exterior. Some of the floor areas are concrete
for walking through the structures, while the floor below the orchids remains native-soils to allow for
drainage of water either by mechanically watering or runoff from the rain. During a heavy rain the roof area
is opened to allow for drainage of the rain water onto the plants. The roof areas are also open during warm
weather.” As’ prevmusly ‘mentioned San Antonio Creek traverses the ‘northern edge of the ‘project site and
as a result the 100-year flood p]am extends into the northemn portion of the project site. The 100-year
flood Zone A is at an elevation between 615 and 627 feet above mean sea level. The proposed structural
deve]opment wou]d be ]ocated on ﬂle southern pomon of the propeﬂy, Wh]Ch lies above this flood plam .
elevation. There eF;-perhon of the-propesed-parkin : &P ed .

flood-elevation. 'H]e F]ood Comro] District has prehmman]y rev:ewed the proposed prqect and has

fequired that the elevation of all e)ustmg and proposed habltab]e work areas be a minimum of 2 feet

above existing grade. T : frresh 5 hed-floor-elovation-between

608-feet-sbove-sealevel: Wlﬂ’l the mcorporatlon of these aforemennoned mlhgatlon measures, project
related impacts would be less than significant.

~ With the application of these aforementioned measures, no significant flooding bazards or impacts to natural
water bodies are expected to result from the project.

(b-d) Less than szgmf cant impact wzlh mzitgarzon The proposed prOJect mcludes the deve]opment of three
new stormwater retention basins capable of Fetaiming mitigating the project generated runoff resulting from a

* Beneficial uses for Santa Barbara County are 1dent1f ed by the Reglonal ‘Water Quahty Control Board

in the Water Quality Control Plan for the Central Coastal Basin, or Basin Plan, and include (among
others) recreation, agricultural supply, groundwater recharge, fresh water habitat, estuarine habitat,
support for rare, threatened or endangered species, preservation of biological habitats of special
significance.
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n activities such as grading could also

25-year-storm-event the required design storms. However, constructio
potentially create temporary runoff and erosion problems. Application of standard County grading, erosion,

and drainage-control measures (mitigation listed previously in Section 4.8) would ensure that no significant
increase of erosion or storm water runoff would occur. The proposed area of development of the
greenhouse, warehouse and office buildings, the parking lot, landscaping, and wastewater treatment pond
is Jocated approximately 1,320 feet south of San Antonio Creek, which runs along the northerly property
line. With the incorporation of the aforementioned mitigation measures, project related impacts would be

less than significant.

The proposed project includes the development of greenhouses,
egalization of an existing orchid growing operation. The total

owing operations, existing employee housing, office use and
sumption. The project site area

(g-%) Less than significant impact.
warehouse/office structure as well as the ]
expansion and operation of the orchid gr
landscaping is expected to result in a 54.62 acre-feet per year rate of water con
is currently, and has historically been in agricultural (row crops, flower seeds and urigated pasture)
production, up until the recent sale (2004) of the property. Water is currently provided to the project parcel,
and project site area via an existing private water well. The County’s Environmental Thresholds and
Guidelines Manuval states that row crops/flower seeds are expected to use 2.38 acre feet per year/acre which is
an average of those particular categories. Using this methodology, the historic water usage on the 50 acre
project site area was estimated to be 107 acre feet per year (2.38 AFY x 50 acres = 107 AFY ) over a 10 year
period with one fallow year. Although the estimated water usage for the proposed project is greater than
the 23 AFY threshold of significance for the San Antonio Groundwater Basin, the 54.62 AFY is
approximately 53 AFY (50%) less than the baseline water usage that had previously occurred on the
project site (baseline), and the proposed project would therefore result in a net decrease in water usage.
The proposed project is not expected to alter the direction or rate of flow of groundwater, or change the
quantity of groundwater or interfere in recharge. Based on staff consultation -with Dennis Gibbs,
Hydrologist, Public Works Water Agency, the impact to recharge would be minimal as most recharge in
this area come from stream seepage. As proposed, the project would not result in an increase in existin g
overdraft or an over commitment of any groundwater basin, or a substantial reduction in public water

supplies.

proposed project includes a total of approximately 365,575
roads, and walkways and almost 35 acres of building
proposed to address runoff concerns. The size of the
7.41 acre-feet capacity, Drainage Basin B: 1.62 acre-
city. The application of Best Management Practices
generated stormwater, and will be included with the
gh Project Cleanwater. The proposed project would

be unlikely to produce any significant stormwater pollutants. The agricultural-use of chemicals, such as
pesticides and fertilizers, could potentially result in the release of waterborne -pollutants; however, this
agricultural application is already allowed under the current zone district (AG-II-100) and is considered
an existing condition of the subject property. In addition the safe and legal use of the application of
pesticides is regulated by the Agricultural Commissioner’s Office. Fertilizer use is not regulated by that
office. Mitigation measures requiring the incorporation of Best Management Practices (BMP) and
requiring the use of pervious surfacing in the project design has been included to reduce the potential of
stormwater pollution entering San Antonio Creek to less than significant Jevels. Therefore, the presence
nd use of such chemicals on the project site is not considered an impact directly produced by the

ipproval of the proposed project.

() Less than significant with mitigation. The
sq. ft. (8.3 acres) of paving in the form of parking,
coverage. Three detention ponds and bioswale are
detention basins are as follows: Drainage Basin A:
feet capacity, Drainage Basin C: 1.79 acre-feet capa
could result in reductions in the amount of project-
project at the time of grading and construction throu

Mlitigation and Residual Impact: With implementation of the mitigation measures indicated below, impacis
0 water resources would be less than significant. Residual impacts would be less than significant.

11 be constructed to treat storm water runoff

19. Wat-12 A permanent biofiltration system sha
wales, channels, buffer strips, retention, rain

from the site. Biofiltration includes vegetated s
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gardens, and shall be designed in accordance with the California Stormwater BMP Handbock
for New Development and Redevelopment (California Storm Water Quality Association) or

_ other approved method. The biofilter system shall be designed by a registered civil engineer

specializing in water quality or other qualified professional to ensure that the filtration
properties and the plants selected are adequate to reduce concentrations of the target
pollutants including fertilizers and chemicals used for orchid cultivation. Where feasible,
local plants sources (i.e., collected from the watershed or propagated from cuttings or seed
collected from the watershed) shall be used in the biofiltration system. Invasive plants shall
not be used. Biofilters shall not replace existing riparian vegetation or native vegetation
unless otherwise approved by P&D. Plan Requirements and Timing: The applicant shall

“include the biofilter design, including the plant palette and the source of plant material, on the

grading and - drainage and landscape plans, and depict it graphically. The applicant shall

_submit a maintenance plan for the biofilter system to P&D for review ‘and approval. A

performance security will be required to ensure installation and-long-term maintenance,
including maintenance inspections at Jeast once/year. Long-term maintenance and proof of

: mspect]ons shall be the responsibility of the landowner. Maintenance requirements shall be

specified -in the in a maintenance program submitted by the landowner of the
commercial/industrial site and recorded with the Clerk of the Board. The plans and a copy of
the long-term maintenance program shall be submitted to P&D, and Public Works, Water

- Resources Division staff, for review prior to approval of a Zoning Clearance Permit. Biofilter

maintenance is required for the life of the project and transfer of this responsibility is required
for any subsequent sale of the property. The condition of transfer shall include a provision

‘that the property owners conduct maintenance inspection at least once/year and retain proof

of inspections. Monitoring: Planning and Development shall site inspect for installation- and

, e periodically inspect for maintenance throughout a five-year performance period. Performance

20.

security release requires P&D approval. The landowner shall be responsible for maintenance
inspections at least once/year for the life:of the project. Proof of maintenance mspecnons
shall be maintained and made available to County of Santa Barbara upon request.

To reduce runoff from impervious areas and allow for infiltration, the applicant shall
incorporate pervious materials or surfaces (e.g., porous pavement or unit pavers on sand)‘into

. the project design. Plan Requirements and Timing: Pervious surfaces shall be described

21

and depicted graphlcal]y on the site; building, grading-and landscape plans and shall
constitute-a minimum of 20% of the total paved area. The plans shall be submitted to P&D
for review prior to approval of a Zomng C]earance Permit. Monitoring: P&D shall site
mspect for mstallanon o . S : ~ S

The parkmg area and assoc:ated dnveways shal] be demgned to minimize ‘degradation of
storm water quality. Best Management Practices (BMPs) ‘such as oil/water separators, sand
filters, landscaped areas for infiliration, basins or equivalent BMPs shall be installed to

) _ intercept and effectively prohibit po]]utants from discharging to the storm drain system. The

22.

BMPs selected shall be maintained in working order.. The landowner is responsible for the
maintenance and operation of all improvements and shall maintain annual maintenance
records.. Plan Requirements and Timing: The location and type of BMP shall be shown on
the site, building and grading plans. The plans and maintenance program shall be submitted
to P&D for approva] prior to zoning clearance permits. Monitorimg: P&D shall site inspect
for installation prior to occupancy clearance. The landovwner shall make annual maintenance
records available for review by the County upon request.

The applicant shall submit proof of exemption or a copy of the Notice of Intent to obtain

coverage under the Construction General Permit of the National Pollutant Discharge

_ Elimination System issued by the California Regional Water Quality Control Board. Plan

Requnirements. and Timing: Prior to approval of a Zoning Clearance Permit, the applicant
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shall submit proof of exemption or a copy of the Notice of Intent and shall provide a copy of
the required Storm Water Pollution Prevention Plan (SWPPP) to P&D. A copy of the SWPPP
must be maintained on the project site during grading and construction activities.

Monitoring: The County shall review the documentation prior to approval of Zoning
Clearance Permit. The County shall site inspect during construction for compliance with the

SWPPP.

23. During construction, washing of concrete trucks, paint, equipment, or similar activities shal
occur only in areas where polluted water and materials can be contained for subsequent
removal from the site. Wash water shall not be discharged to the storm drains, street, drainage
ditches, creeks, or wetlands. Areas designated for washing functions shall be at Jeast 100 feet
from any storm drain, waterbody or sensitive biological resources. The location(s) of the
washout area(s) shall be clearly noted at the construction site with signs. Plan
Requirements: The applicant shall designate a washout area, acceptable 10 P&D, and this
area shall be shown on the construction and/or grading and building plans. Timing: The
wash off area shall be designated on all plans prior to approval of zoning Clearance Permit.
The washout area(s) shall be in place and maintained throughout construction. Monitoring:
P&D staff shall check plans prior to approval of Zoning Clearance Permits and compliance
staff shall site inspect throughout the construction period to ensure proper use and

maintenance of the washout area(s).

24. Wat-14: To allow for infiltration and treatment, drainage shall be directed to a basin or
bioswale. A registered civil engineer or other qualified professional shall design the
bioretention filter in accordance with the California Stormwater BMP Handbook for New
Development and Redevelopment (California Storm Water Quality Association) or other
approved -method. Plan Requirements and Timing: Bioretention design, including the
selected plant material, shall be described and detailed on the site, grading and drainage and
landscape plans, and depicted graphically. A maintenance program shall be specified in an
mspection and maintenance plan and include maintenance inspections at least once/year.
Long term maintenance shall be the responsibility of the landowner. A maintenance program
shall be specified in the CC&Rs or in a maintenance program submitted by the landowner for
commercial/industrial sites and recorded with the Clerk of the Board. The plans and a copy of
the long-term maintenance program shall be submitted to P&D and Public Works, Water
Resources Division staff, for review prior to approval of Zoning Clearance Permits.
Bioretention maintenance is required for the life of the project and transfer of this
responsibility is required for any subsequent sale of the property. The condition of transfer
shall include a provision that the property owners conduct maintenance inspection at Jeast
once/year and retain proof of inspections. Monitoring: Planning and Development shall site
inspect for installation of the bicretention facility and periodically thereafter to ensure long-
term maintenance. The landowner shall be responsible for maintenance mspections at least
once/year for the life of the project. Proof of maintenance mspections shall be maintained and

made available to County of Santa Barbara upon request.

Mitigation and Residual Impact:

The proposed project would have less than significant impacts with the application of mitigation measures
previously identified n Section 4.8 of this document. (Class ). Residual impacts would be less than

significant.
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5.0
5.

52

5.3

INFORMATION SOURCES

County Departments Consulted

- Police, Fire, Public Works, Flood Cdntro], Parks, Environmental Health, Special Districts,

Regional Programs, Other : .

Comprehensive Plan

X Seismic Safety/Safety Element

X Open Space Element

Coastal Plan and Maps

X ERME

* Other Sources .

Field work

Calcnlations

Project plans

Traffic studies

Records

Grading plans -

Elevation, architectural
renderings

Published geological map/reports
Topographical maps

b E E I B

I

b |54 <

Conservation Element

- Noise Element

Circulation Element

Apg Preserve maps

Flood Control maps

Other technical references
(reports, survey, eic.)

Planning files, maps, reports

Zoning maps

Soils maps/reports

Plant maps
Archaeological maps and
reports

Other

6.0 PROJECT SPECIFIC (short— and long-term) AND CUMULATWE

I]VIPACT SUMMARY

The proposed project does not have potentxa] impacts that cannot be feasibly mitigated to Jess than 51gmﬁcant

levels.

~

Project-Specific Imipacts which are of unavoidable signiﬁdance levels (Class I): None

Project-Specific Impacts which are potentially Sngf cant but can be mitigated to ]ess than significant

levels (Class II):  Aesthetics/Visual Resources, Air Quality, Biological Resources, Cultural
Resources, Fire, Geologic Processes, Hazardous Materials / Risk of Upset, Land Use, Noise,

: :anspeﬁﬁheﬂ—,l—&feuhhe& Water Resources/Flooding.

No potentially significant adverse cumnlative impacts have been identified.



1

"070)VP-00000-00035, Chisan Nursery
Revised Final Draft MND

September 28, 2009

Page 38

7.0 MANDATORY FINDINGS OF SIGNIFICANCE

Less than
Signif.

Less

Reviewed
Under

No
Impact

Previous
Document

Than
Signif.

with
Mitigation

Poten.

Will the proposal result in:
Signif.

1. Does the project have the potential to substantially degrade
the quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to
eliminate a plant or animal community, substantially reduce
the number or restrict the range of a rare or endangered
plant or animal or eliminate important examples of the
major perjods of California history or prehistory?

2. Does the project have the potential 1o achieve short-term to
the disadvantage of long-term environmental goals?

3. Does the project have Impacts that are mdividually limited,
but cumulatively considerable? ("Cumulatively
considerable” means that the incremental effects of a project
are considerable when viewed in connection with the effects
of past projects, the effects of other current projects and the
effects of probable furure projects.)

cause substantial adverse effects on human beings, either
directly or indirectly?

5. Isthere disagreement supported by facts, reasonable
assumptions predicated upon facts and/or expert opinion
supported by facts over the significance of an effect which
would warrant investigation in an EIR ?

4. Does the project have environmental effects which will /

ten. The project’s effects on air quality,

traffic, water, and public services would be below adopted thresholds of significance.

8.0 PROJECT ALTERNATIVES

N/A

INITIAL REVIEW OF PROJECT CONSISTENCY WITH
APPLICABLE SUBDMSIQN , ZONING AND COMPREHENSIVE,

PLAN REQUIREMEN TS
Zoning

9.0
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Land Use Development Policy #4
Hillside & Watershed Protection policy # 1,2,3,5,6,7

-Historical and Archaeological Policy # 2, 3,5
Visual Resources Policy # 2,5

W,

'
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10.0 RECOMMENDATION BY P&D STAFF
On the basis of the Initial Study, the staff of Planning and Development:

Finds that the proposed project WILL NOT have a significant effect on the environment and,
therefore, recommends that a Negative Declaration (ND) be prepared.

Finds that although the proposed project could have a significant effect on the environment, there
will not be a significant effect in this case because the mitigation measures incorporated into the

REVISED PROJECT DESCRIPTION would successfully mitigate the potentially significant

impacts. Staff recommends the preparation of an ND. The ND finding is based on the assumption

that mitigation measures will be acceptable to the applicant; if not acceptable a revised Initial Study

finding for the preparation of an EIR may result.
Finds that the proposed project MAY have a significant effect on the environument, and recommends
that an EIR be prepared.

Finds that from existing documents (previous EIRs, etc.) that a subsequent document (containing
updated and site-specific information, etc.) pursuant to CEQA Sections 15162/15163/15164 should

be prepared.
Potentially significant unavoidable adverse impact areas:

' v"_ With Public Hearing Without Public Hearing

PREVIOUS DOCUMENT:

PROJECT EVALUATOR:_Florence Trotter-Cadena DATE: August 10, 2009

11.0 DETERMINATION BY ENVIRONMENTAL HEARING OFFICER

~J I agree with staff conclusions. Preparation of the appropriate document may proceed.
I DO NOT agree with staff conclusions. The following actions will be taken:

I require consultation gnd further information prior to making my determination.
/4%;\ P o i

SIGNATURE: INITIAL STUDY DATE:

UR.EW m 109
IGNATURE> e NEGATIVE DECLARATION DATE: ¢ L} 0(7
IGNATURE: i‘é@“‘““" // c 2 > REVISION DATE:  /©" O/ 0?

FINAL NEGATIVE DECLARATION DATE:

IGNATURE:
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12.0 ATTACHMENTS
Vicinity Map |
SitePlan .~
Floor Plan/Elevation
Landscape Plan

OCOow>

GAGROUP\PERMITTING\Case File\DVP\7 Cases\07DVP-00000-00035 Chisan\CEQA\07DVP00035ISRevised.doe. .~ -
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ATTACHMENT A: VICINITY MAP
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ATTACHMENT C: CONDITIONS OF APPROVAL

PROJECT SPECIFIC CONDITIONS
Case No.: 07DVP-00000-00035
Project Name:Chisan Nursery Final Development Plan
Project Address:9676 Harvest Road, Los Alamos, CA, 93440
APN: 133-130-009

PROJECT DESCRIPTION

The Final Development Plan is based upen and limited to compliance with the project
description, the hearing exhibits marked Exhibit # 1 dated October 21, 2009, and

violation of permit approval.

The project description is as follows:

The development plan proposes the construction of a warehouse/office building of
approximately 8,000 Square feet and two proposed greenhouses totaling
approximately 296,475 square feet (144,550 square feet and 151,925 square feet).
The project also includes the legalization of four existing unpermitted greenhouses

pump house of 147 square feet, an addition to the existing 725 square foot storage
shed of 475 square feet and a storage building of 3,564 square feet. The project also
inchades a loading dock, three detention basin, and roadway improvements. The
proposed project will be for wholesale use only and not open to the public. The
following structures currently exist on the parcel: unpermitted greenhouses, and
three permitted employee dwelling trailers with unpermitted porches and sheds and
a 1,200 square foot storage building. The proposed project will require less than 50
cubic yards of cut and fill. The project would employ 25-50 full-time workers.

trips per week during off season production. Hours of operation would be from 8-5,
M-F and Saturday 8-12 during peak season and 7-4, M-F and Saturday 8-12 during

off season.

The grading, development, use, and maintenance of the property, the size, shape,
arrangement, and location of Structures, parking areas and landscape areas, and the
protection and preservation of resources shall conform to the project description above and
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. the conditions of approval below. The property and any portions thereof shall be sold,

leased or ‘financed in compliance with this project description and the conditions of
approval hereto. All plans submitted for review and approval shall be implemented as

approved.

1. - MITIGATION MEASURES from NEGATTVE DECLARATION
09NGD-00000-00012 :

Aesthetics/Visual

2. The design, scale, and character of the project architecture shall be made as compatible as

possible with surrounding development. Plan Requirement/Timing: The applicant shall
submit architectural drawings of the project for review and approval by the Central Board
of Architectural Review prior to approval of Zoning Clearance Permit. Grading plans, if
required, shall be submitted to P&D concurrent with or prior to Central Board of

Architectural Review plan filing.

Monitoring: P&D shall review prior to zoning clearance approval.

. Aest-6: Natural building materials and colors- compatible with surroundipg terrain

(earthtones and non-reflective paints) shall be used on exterior surfaces of the proposed
greenhouse and warehouse/office. Plan_Requirement: Materials and colors shall be
denoted on building plans Tim g Structures shall be painted prior to occupancy
c]earancc

Momto ring: P&D shall mspect prior o occupancy c]carance

. The project landscaping shall consist of d;rought-to]erant na’uvc and/or Medltenanean

type species which adequately’ screen the project site from swrrounding land uses.
Landscaping shall be compatible with the character of the surroundings and the
architéctural style of the structure. Plan Requirements/Timing: Prior to Zoning
Clearance Permit approval, the applicant/owner shall enter into an agreement with the
County to install required landscaping and water-conserving irrigation systems and
maintain reqmred landscaping for the life of the project. The applicant shall also submit
four copies of a final landscape and water-conserving irrigation plan to P&D and the
Central Board of Architectural Review (CBAR) for final review and approval The

“ CBAR shall review the final landscaping plan at the time of their final review of the

nursery/greenhouse facility (i.e., both shall be reviewed and approved together). Prior to

. occupancy clearance, landscape and irrigation shall be installed.

Monitoring: Prior to occupancy clearance, Permit C.ompliancc staff shall photo
document installation. Permit Compliance staff shall check maintenance as needed.
Release of any performarice security requires Permit Compliance signature.
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5.

on the project site shall be of low intensity, low glare
be fully shielded to direct light downward onto the
adjacent parcels. Light trespass and glare shal]
ble through directional lighting methods. Any
I'use top mounted light fixtures

Any exterior night lighting installed
design, minimum height, and shal]
subject parcel and prevent spill-over onto
be reduced to the maximum extent feasi
externally illuminated signs or building identification shal

Monitoring: P&D and BAR shall review a Lighting Plan for compliance with this
measure prior to issuance of a Zoning Clearance Permit for structures. Permit Compliance
shall inspect structures upon completion to ensure that exterior lighting fixtures have

been installed consistent with their depiction on the final L; ghting Plan.

Air Quali

a. seedmng and watering to re-vegetate graded areas; and/or
b. spreading of soil binders; and/or
¢. any other methods deemed appropriate by Planning and Devel opment.

Plan Requirements: These requirements shall be noted on all plans. Timing: Plans are
required prior to Zoning Clearance issuance.

Monitoring: Grading Inspector shall perform periodic site inspections.

AQ-2: Dust generated by the development activities shall be kept to a minimum with a
goal of retaining dust on the site. F ollow the dust control measures Jj sted below.

a. During clearing, grading, earth moving, excavation, or transportation of cut or f1l]
materials, water trucks or sprinkler systems are to be used to prevent dust from
leaving the site and to create a crust after each day's activities cease.

b. During construction, water trucks or sprinkler systems shall be used 1o keep all
areas of vehicle movement damp enough to prevent dust from leaving the site. At

¢. Soil stockpiled for more than two days shall be covered, kept moist, or treated
with soil binders to prevent dust generation.
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Plan Requirements: All requirements shall be shown on grading and building plans.

- Timing: Condition shall be adhered to throughout all grading and construction periods.

Monitoring: P&D shall ensure measures are on plans. P&D Grading and Building
inspectors shall spot check; Grading and Building shall ensure compliance on-site. APCD

mspectors shall respond to nuisance complaints.

Biological

8.

Cultur

"Bio-7: No alteration of the channel or bank of San Antonio Creek shall be permitted

until the Department of Fish and Game has been contacted to determine if the drainage
falls under its jurisdiction. Plan Requirement/Timing: Prior to approval of a Zoning
Clearance Permit, the applicant must receive all necessary permits from California
Department of Fish and Game to allow the discharge of drainage into San Antonio Creek.

Monitoring: A copy of the permit shall be submitted to P & D.

al Resources

9.

Fire

10.

CulRes-9: In the event archaeological remains aré encountered during grading, work
shall be stopped immediately or redirected until a- P&D qualified archaeologist and
Native American representative are retained by the apphcant to evaluate the significance
of the find pursuant to Phase 2 investigations of the County Archaeological Guidelines.
If remains are found to be significant, they shall be’ sub_]ect to a Phase 3 mmganon‘
program consistent with County Archaeological Guidelines and funded by the applicant.
Plan Requirements/Timing: This condition shall be prmted on all building and grading

plans.

Monitoring: P&D shall check p]ans pnor 10 approva] of Zomng Clearance Pemnts and
shall spot check n the field.. S

The project shal] comply with the Fire Department condltlon ]etter dated September 25,
2008 regarding: access standards, fire hydrant installation, on-site fire extinguishers,
automatic fire sprinkler systems, building address identification, hazardous materials
storage and payment of fire mitigation fees. Plan Requirements/Timing: All
components of the Flre Department condition Jetter shall be completed when indicated in
the letter

Monitoring: A site mspec’uon sha]] be conducted by the F]IC Department and P&D
comphance staff prior to occupancy clearance.
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Geologic Processes

11.

Monitorin g:

12.

13.

Geo-1: A grading and erosion control plan shall be designed to minimize erosion and

shall include the following:

a. Graded areas shall be revegetated within 4 weeks of grading activities with deep
rooted, native, drought-tolerant Species to minimize slope failure and erosiop
potential. Geotextile binding fabrics shal] be used if necessary to hold slope soils

until vegetation is established.

b. Grading on slopes steeper than 5:1 shall be designed to minimize surface water

runoff.

Plan Requirements: The grading and erosion control plan(s) shall be submitted for
review and approved by P&D prior to approval of Zoning Clearance Permits. The
applicant shall notify Permit Compliance prior to commencement of grading. Timing:
Components of the grading plan shall be implemented prior to occupancy clearance.

Permit Compliance will photo document revegetation and ensure

compliance with plan. Grading inspectors shall monitor technical aspects of the grading

activities.

Drainage shall be consistent with approved drainage plans. Plan Requirements: Prior to

issuance of a Zoning Clearance Permits, a drainage plan s ] s
Water Resources Division, Project Clean Water, and 1

approval. The plan shall include the location(s) and dimensions of all proposed bioswales
and pipelines Timing: The components of the drainage plan shall be approved prior to
issuance of a Zoning Clearance Permits. All drainage features shown on the plans shall be

installed and approved by P&D.

Monitoring: P&D shall site inspect during grading.

with ground cover vegetation to minimize erosion Plan _Requirements: This
requirement shall be noted on al] grading and building plans. {iming: Graded surfaces

Monitoring: P&D shall site mmspect during grading to monitor dust generation and 4
weeks after grading to verify reseeding and to venfy the construction has commenced in

areas graded for placement of structures.
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Hazardous Materials/Risk of Upset

14.

The final design for the hazardous materia]_s' storage area where fertilizers, pesticides,
herbicides, fungicides, and all other chemicals used onsite shall be reviewed and
approved by the County Fire Department, Protection Services Division.  Plan

. Requirements: Prior to zoning clearance approval for any phase of the proposed project,

15.

the a‘pplicant shall submit detailed building plans for the proposed hazardous materials
storage area to P&D and the Fire Department, Protective Services Division for review
and approval. Timing: The hazardous matenals building shall be constructed and
approved for occupancy prior to final mspectlon for the first phase of any structural
development 0n31te

Monitoring: The Fire Department shall site mspect prior to final 1nspec‘[10n for the
proposed hazmat storage area. :

The apphcant shall prepare a Hazardous Matenals Buisiness Plan (HMBP) for the storage

and use of hazardous materials onsite for review and approval by the Protective Services

Division of the County Fire Department.. Said plan shall be lmp]emented immediately

upon Fire Department approval. Plan Requirements/Timing: Prior to zoning clearance
issuance the applicant shall submit a HMBP to Fire Départment for review and approval.

The plan shall be updated annually and shall include a monitoring section. The
components of HMBP shall be implemented as mdlcated in ’rhe approved Busmess p]an

Momtormg: T_he Fue Department shall monitor nnplementatlon of the approved
HMBP. : , :

Land Use .

16.

17.

Lands 1 Drought tolerant nahves and/or Medlterranean type landscape screening shall
be planted on the shoulders adjacent to driveways. The vegetation shall be staggered from
the road to blend with natural habitats and to screen the effects of grading and paving.
Plan Requirements/Timing: Prior to zoning clearance approval, the applicant/owner
shall enter into an agreement with the County to install required landscaping and water-
conserving irrigation systems and maintain landscaping for the life of the project. The
applicant shall also' submit three copies of a final landscape and water-conserving
irrigation plan to P&D for review and approvaJ Pnor to occupancy clearance,
landscaping and irrigation shall be installed. :

Monitormg: APnor to occupancy clearance 'Permit Compliance staff shall photo
document installation. Permit Compliance staff shall check maintenance as needed.
Release of performance security requires Permit Compliance signature.

Lands-3: Landscaping with low water-use plants, shrubs and trees shall be provided to
screen the entire site and soften the view of the existing and proposed structures including
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Noise

18.

Water

the farm employee dwellings. Plan Requirements/Timing: Prior to zoning clearance
approval, the applicant/owner shall enter into an agreement with the County to install
required landscaping and water-conserving lrrigation systems and maintain landscaping
for the life of the project. The applicant shall also submit three copies of a final landscape
and water-conserving irrigation plan to P&D for review and approval. Prior to occupancy

clearance, landscaping and irrigation shall be installed.

Monitoring: Permit Compliance shall inspect installation prior to occupancy clearance
and shall inspect maintenance once per year during the maintenance period.

Noise-2: Construction activity for site preparation and for future development shall be
limited to the hours between 7:00 am. and 4:00 p.m., Monday through Friday. No
construction shall occur on State holidays (i.e. Thanksgiving, Labor Day). Construction
equipment maintenance shall be limited to the same hours. Non-noise generating
construction activities such as interior painting are not subject to these restrictions. Plan
Requirements: Signs stating these restrictions shall be provided by the applicant and
posted on site. Timing: Signs shall be in place prior to beginning of and throughout
grading and construction activities. Violations may result in suspension of permits.

Monitoring: Building Inspectors and Permit Compliance shall spot check and respond to
complaints.

Resources/Flooding

19.

Wat-12: A permanent biofiltration system shall be constructed to treat storm water
runoff from the site. Biofiltration includes vegetated swales, channels, buffer strips,
retention, rain gardens, and shall be designed in accordance with the California
Stormwater BMP Handbook for New Development and Redevelopment (California
Storm Water Quality Association) or other approved method. The biofilter system shall
be designed by a registered civil engineer specializing in water quality or other qualified
professional to ensure that the filtration properties and the plants selected are adequate to
reduce concentrations of the target pollutants including fertilizers and chemicals used for
orchid cultivation. Where feasible, local plants sources (i.e., collected from the watershed
or propagated from cuttings or seed collected from the watershed) shall be used in the
biofiltration system. Invasive plants shall not be used. Biofilters shall not replace existing
riparian vegetation or native vegetation unless otherwise approved by P&D. Plan
Requirements/Timing: The applicant shall include the biofilter design, including the
plant palette and the source of plant material, on the grading and drainage and landscape
plans, and depict it graphically. The applicant shall submit a maintenance plan for the
biofilter system to P&D for review and approval. A performance security will be required
to ensure installation and long-term maintenance, including maintenance inspections at
least once/year. Long-term maintenance and proof of inspections shall be the

responsibility of the landowner. Maintenance requirements shall be specified in the in a



07DVP-00000-00035, Chisan Nursery

Page C-8

maintenance program submitted by the landowner of the commercial/industrial site and
recorded with the Clerk of the Board. The plans and 4 copy of the long-term maintenance

Pprogram shall be submitted to P&D, and Public Works, Water Resources Division staff,

20.

for review prior to approval of a Zoning Clearancé Permit. Biofilter maintenance is
required for the life of the project and transfer of this Tesponsibility is required for any
Subsequent sale of the property. The condition of transfer shall include a provision that
the property owners conduct maintenance inspection at least once/year and retain proof of
inspections.

Monitoring: Planming and Development shall site inspect for installation and periodically
inspect for maintenance throughout a five-year performance penod. Performance security
release requires P&D approval. The landowner: shall be responsible for maintenance
inspections at least once/year for the life of the project. Proof of maintenance inspections
shall be maintained and made available to County of Santa Barbara upon request.

Wat-15: To reduce runoff from impervious areas and allow for infiltration, the applicant
shall incorporate pervious materials or surfaces (e.g., porous pavement or unit pavers on

. sand) into the project design. Plan Requirements/Timing: Pervious surfaces shall be

described and depicted graphically on the site, building, grading and landscape plans and
shall constitute a minimum of 20% of the total paved area. The plaris shall be submitted
to P&D for review prior to approval of a Zoning Clearance Permit. ,

Moﬁitoring: P&D shall site inspect for installation.

21.

Wat-22:  The parking area and associated driveways shall be designed to ininiinize
degradation of storm water quality. Best Management Practices (BMPs) such as oil/water
Separators, sand filters, landscaped areas for infiltration, basins or equivalent BMPs shall
be installed to intercept and effectively prohibit pollutants from discharging to the storm
drain system. The BMPs selected shall be maintained in working o6rder. The landowner is
responsible for the maintenance and operation of all improvements and shall maintain
annual maintenance records. Plan Requirements/T iming: The location and type of

" BMP shall be shown-on the site, building ard grading plans. The plans and maintenance
. program shall be submitted to P&D for approval prior to zoning clearance permits.

22.

Monitdrin-g: P&D shall site inspect for installation prior to’ dcéupéncjf clearance. The -
landowner shall make annual maintenance records available for review by the County
upon request. T -

The applicant shall submit proof of exemption ot a ¢opy of the Notiéé of Intent to obtain
coverage under the Construction General Permit of the National Pollutant Discharge
Elimination System issued by the California Regional Water Quality Control Board.
Plan Requirements/Timing: Prior to approval of a Zoning Clearance Permit, the
applicant shall submit proof of exemption or a copy of the Notice of Intent and shall

~ provide a copy of the required. Storm Water Pollution Prevention Plan (SWPPP) to P&D.
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23.

24.

A copy of the SWPPP must be maintained on the project site during grading and

construction activities,.

Monitoring: The County shall review the documentation prior to approval of Zoning
Clearance Permit. The County shall site mspect during construction for compliance with

the SWPPP,

During construction, washing of concrete trucks, paint, equipment, or similar activities
shall occur only in areas where polluted water and materials can be contained for

subsequent removal from the site.

construction.

Monitoring: P&D staff shal] check plans prior to approval of Zoning Clearance Permits
1ance staff shall site ispect throughout the construction period to ensure proper

use and maintenance of the washout area(s).

Wat-14: To allow for infiltration and treatment, drainage shall be directed to a
bioretention filter. A registered civil engineer or other qualified professional shall design

the bioretention filter in accordance

1 be described and detailed on the site, grading and drainage
and landscape plans, and depicted graphically. A maintenance program shall be specified

Planning and Development shall sjte inspect for installation of the
bioretention facility and peniodically thereafter to ensure long-term maintenance. The
landowner shall be responsible for maintenance mspections at Jeast once/year for the life
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of the-project. Proof of maintenance inspections shall be maintained and made available
to County of Santa Barbara upon request.

II. PROJECT SPECIFIC. CONDITIONS

25. The applicant shail develop and implement a Solid Waste Management Plan (SWMP) to -

be approved by the Public Works Solid Waste Division and P&D and shall 1nclude the
following componénts at a minimum:

a.- Provision of space and bins for storage of recyclable materials within the project site.

b. Development of a plan for accessible collection of materials on a regular basis (may
require establishment of private pick-up dependmg on avaulabrl]ty of County-
sponsored programs).

' Plan .Requiremenl/Tin]ing» The applicant shall submit a Solid Waste Maniagement -

26.

27.

28.

29.

Program to P&D for review and approval prior to Zoning Clearance Permit. Program
comiponents shall be implemented prior to occupancy clearance and throughout the life of .
the project.

To prevent construction and/or employee trash from blowing offsite, covered receptacles
shall be provided onsite prior to commencement of grading or construction activities.
Waste shall be picked up weekly or more frequently as directed by Permit Compliance
staff. Plan Requirements/Timing: Prior to Zoning Clearance approval applicant shall
designate and provrde to Planning and Development the name and phone number of a
contact person(s) to monitor trash/waste and organize a clean-up crew.- Additional
covered receptacles shall be provided as determined necessary by Permrt Comphance ’
staff. This requirement shall be noted on all p]ans Frash control shall occur throughout
all gradrng and conslruc’uon activities.

Pnor to issuance of Zonmg Clearances the apphcant shall have obta;rned final by the
Central Board of Architectural Review for the landscape-irrigation plan. Landscaping
and urrga’uon shall be installed and permanently maintained in accordance Wlth this plan,
and shall be water conserving in nature

All elements of the project (e.g., desig'n, “scale, charactér, colors, materials and
landscaping) shall be compatible with vicinity development and shall conform in all -
réspects to BAR approval 07BAR-00000-00350. Plan Requirement/Timing: The

) applrcant shall submit architectural drawings of the project for review and shall obtain

final approval by the Central Board of Architectural Review prior to issuance of Zoning
Clearance Permits. Grading plans, if required, shall be subrnrtted to P&D concurrent wrth .
or prior to Board of Architectural Review plan ﬁhng

A trash storage area 1 shall be installed which is archrtecturally compatrble Wlﬂ] the project
design. The storage area shall be enclosed with a solid wall of sufficient height to screen
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30.

31.

32.

III.

33.

34.

the area and shall include a solid gate. The trash storage area shall be maintained in good
repair. Plan Requirement: Location and design of trash storage area shall be denoted on
project plans. Timing: Trash storage area shall be installed prior to occupancy clearance.

The applicant shall provide Planning and Development with a check payable to the
“County of Santa Barbara” within 10, days of project approval as required by California
Fish & Game Code Section 711.4 for that Department’s review of the Mitigated Negative

Declaration associated with the project.

Landscape Requirements: Two performance securities shall be provided by the
applicant prior to approval of Zoning Clearance Permits, one equal to the value of
installation of all items listed in section (a) below (labor and materials) and one equal to
the value of maintenance and/or replacement of the items listed in section (a) for 3 years
of maintenance of the items. The amounts shall be agreed to by P&D. Changes to
approved landscape plans may require a substantial conformity determination or an
approved change to the plan. The installation security shall be released upon satisfactory
mstallation of all items in section (a). If plants and irmigation (and/or any items listed in
section (a) below) have been established and maintained, P&D may release the
maintenance security 3 years after installation. If such maintenance has not occurred, the
plants or improvements shall be replaced and the security held for another year. If the
applicant fails to either install or maintain according to the approved plan, P&D may
collect security and complete work on property. The installation security shall guarantee

compliance with the provision below:

a. Installation of landscaping and irrigation with timers prior to occupancy clearance.

Mvonitoring: P&D shall inspect landscaping and improvements for compliance with
approved plans prior to authorizing release of both installation and maintenance

securities.

Landscaping shall be maintained for the life of the project.

DEVELOPMENT PLAN CONDITIONS

Approval of the Final Development Plan shall expire five (5) years after approval by the
Planning Commission, unless prior to the expiration date, substantial physical
construction has been completed on the development or a time extension has been applied

for by the applicant. The decision-maker with jurisdiction over the project may, upon
good cause shown, grant a time extension for one year. '

No permits for development, including grading, shall be issued except in conformance
with an approved Final Development Plan. The size, shape, arrangement, use, and
location of buildings, walkways, parking areas, and landscaped areas shall be developed
n conformity with the approved development plan marked Exhibit 1, dated October 21,
2009. Substantial conformity shall be determined by the Director of P&D.



07DVP-

00000-00035, Chisan Nursery

Page C-12

circumstances or additional identified project impacts. Mitigation fees shall be those in
effect at the time of approval of a Zoning Clearance Permit. :

37.The apphcant shall obtam ﬁnal approva] from the Board of Arch]teetura] Review (BAR)

Iv.

prior to approval of a Zoning Clearance Permit.

COUNTY RULES, REGULATIONS AND LEGAL REQUIREMENTS

38. Compliance is required with Departmental ]etters_}as follows:

ctorm oo o

, County Fire Department letter dated June 2, 2009
. APCD letter dated-June 9, 2009.
Environmental:Health Services letter dated September 28 2009.
Public Works, Flood Control letter dated June 4, 2009. '
- County Parks Department letter dated May 15, 2009 (no condmons)
~ Public Works, Roads Division letter dated September 29,2009.
, Pubhc Works, Project C]ean Water letter dated J anuary 22, 2008.

39. Before usmg any land or structure, or commencing any work penammg 1o The erection,

moving, alteration, enlarging, or rebuilding of any bm]dmg, structure, or improvement,

~ the applicant shall obtain a Zoning Clearance and Bm]dmg Permits from Planning and

40.

41.

Development. These Permits are required by ordinance and are necessary to ensure
implementation of the conditions required by the Planning Commission. Before any
Permit will be issued by Planning and Development, the applicant must obtain written
clearance- from all departments having conditions; such clearance shall indicate that the
applicant has satisfied all pre- COI]StI'UCt]O]’l eondmons A form:. for such e]earance 1s
available from Plannmg and Development

Signed Agreement to Comply Required: Prior to approval of Zoning Clearance Permits
for the project, the owner shall sign and record an agreement to comp]y with the pro;eet
description and all conditions of approval. o

Mitigation Monitoring reqnired: Theapphcant shall efstre that the project "eomplies
with all approved plans and all project conditions including those which must be
monitored after the project is built and occupied. To accomplish this, the applicant agrees
to: : ' e TS '

Ca Contact P&D comphance sta:[f as ‘'soon ' as possxb]e after pr03ect approval to
provide the name and phone number of the future contact person for the project
and give estimated dates for future project activities.

"b. Contact P&D compliance staff at least two' weeks prior to commencement of

' construction activities. to schedule an on-site pre-construction meeting with the
owner, compliance staff, other agency personnel and with key construction
personnel. :
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42.

43.

44.

45.

46.

47.

Contact P&D compliance staff as soon as possible after project approval to
provide the name and phone number of the future contact person for the project
and give estimated dates for future project activities.

a.

b. Contact P&D compliance staff at least two weeks prior to commencement of
construction activities to schedule an on-site pre-construction meeting with the
owner, compliance staff, other agency personnel and with key construction

pérsonnel.

c. Pay fees prior to approval of Land Use Permits\Coastal Development Permits as
authorized under ordinance and fee schedules to cover full costs of monitoring as
described above, including costs for P&D to hire and manage outside consultants
when deemed necessary by P&D staff (e.g. non-compliance situations, special
monitoring needed for sensitive areas including but not limited to biologists,
archaeologists) to assess damage and/or ensure compliance. In such cases, the
applicant shall comply with P&D recommendations to bring the project into
compliance. The decision of the Director of P&D shall be final in the event of a

dispute.

Signs: No exterior signs are approved as part of this approval, except those required to
properly delineate handicapped parking and handicapped access. Any other exterior si gns
desired shall require Board of Architectural Review (BAR) approval and a Zoning
Clearance Permits issued in accordance with the Santa Barbara County Land Use and

Development Code (Article I).

Print and jHustrate conditions on plans: All conditions of approval contained herein
shall be printed in their entirety on plans submitted to the Planning and Development
Department and reflected in graphic illustrations where approprate.

Fees Required: Prior to the issuance of Zoning Clearances, the applicant shall pay all
applicable permit processing fees in full.

'Change of Use: Any change of use in the proposed building or structure shall be subject
to environmental analysis and appropriate review by the County including building code

compliance.

Indemnity and Separation Clauses: Developer shall defend, indemnify and hold
harmless the County or its agents, officers and employees from any claim, action or
proceeding against the County or its agents, officers or employees, to attack, set aside,
void, or annul, in whole or in part, the County's approval of the Development Plan. In the
event that the County fails promptly to notify the applicant of any such claim, action or
proceeding, or that the County fails to cooperate fully in the defense of said claim, this
condition shall thereafter be of no further force or effect.

Legal Challenge: In the event that any condition imposing a fee, exaction, dedication or
other mitigation measure is challenged by the project sponsors in an action filed in a court
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of law or threatened to be filed therein which action is brought within the time period

provided for by law, this approval shall be suspended pending dismissal of such action,

iration of the limitation period applicable to such action, or final resolution of such

the exp
hall be

action. If any condition is invalidated by a court of law, the entire project s
reviewed by the County and substitute conditions may be imposed.

G\GROUP\PERMITTING\Case Files\DVP\07 Cases\07DVP-00000-00035 Chisan\Staff Report\07DVP00035 SRPC 10-01-09.doc
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apla Barbara, California 93101
)5/568-3232 FAX 805/568-3222

o

‘OUNTY OF SANTA BARBARA
UBLIC WORKS DEPARTMENT

5t Anapamu Street

ptember 29, 2009

OM:

Florence Trotter-Cadena, Planner
Development Review

William Robertson, Tran5portation Planner
Public Works, Transportation Division

BJECT:  Conditions of Approval (3 pages)

Chisan Nursery Development Plan
07DVP-00000-00035

" APN: 133-130-009
Los Alamos

1c Mitigation Fees

Pursuant to Ordinance No. 4270 regarding Transportation Impact Fees, the applicant will be required to pay a fee for
each new peak hour trip (PHT), for the purpose of funding transportation facilities within the Rural Planning Areas

of the County.

Based on the current fee schedule, the total estimated fee for the proposed project is $44,978 (86 newly generated
PHT’s x $523/PHT). Fees are due prior to land use clearance and shall be based on the fee schedule in effect
when paid. This office will not accept payment or process a check received prior to project approval.

Fees are payable to the County of Santa Barbara, and may be paid in person or mailed to: Santa Barbara County
Transportation Division, 123 E. Anapamu St., 2™ Floor, Santa Barbara, CA 93101 or Santa Barbara County

Transportation Division North, 620 West Foster Road, Santa Maria, CA 93455. Please phone this office prior to
payment if unsure as to the final fee required. : :

istance

Prior to land use clearance, the developer shall design, and prior to occupancy, the developer shall provide
Intersection sight distance in a manner acceptable to the Department of Public Works Traffic Section.

When the criteria for sight distances cannot be met, the County may prohibit vehicle turning movements, require

speed change lanes or require additional speed change lane lengths.



‘riveways/Drive Alsles

' Priorto land ;_us'é é]éa: ice, the develope hal] deéi}gﬁ d prior to occupancy the developer shall construct, all
site ingress and ‘egreéss points in'a'm mner acceptable to the Department of Public Works Traffic Section. All
driveway accesses shall be improved to ihclude all necessary pavement or cross gutters to match adjacent

improvements as required by the Departruent of Public Works Traffic and Permit Sections.

treet Sections/Pavement Traffic Index

Prior to land use clearance and/or Tract Map approval, the developer shall design, and prior to occupancy, the
developer shall construct pavement for all roadwork based on the appropriate road detail proi/ided in the Santa
Barbara County Engineering Design Standards. All designs and/or modifications shall be reviewed and approved
by the Department of Public Works Traffic Section. » i

ncroachment/Excavation Permit

An Excavation or Encroachment Permit shall be required for any work performed in the County i ght of way,
including road construction, driveways, utilities, and connections. ' ' :

The developer shall comply will all applicable Public Works Standard Conditions of Approval and Engineering
Design Standards, as determined by the Public Works Traffic or Permit Sections, prior to issuance ofan
Encroachment Permit. : :

Encroachiqént Pemnts and/or Séﬁté Barbara Engineering Dé’éigﬁ étan&éfds and Pubié Works Standard
Conditions of Approval can be obtained at the following locations: :

North County Permits Section . ...~ . . = South County Permits Section ™~ *
620 West Foster Road .+ - . «% . . ¢ ‘4417 Cathedral Oaks Road """ S
Santa Maria, CA 93455+ & <0 w0 v Santa Barbara, CA 93110 *7 77

- 805-739-8788 . 805-681-4967 . -

raffic Controls --.-:"° - :

Prior to land use clearance, traffic circulation and control on adjacent streets shall be ‘designed as required By the
Department of Public Works Traffic Section. This shall include, but is not limited to, curb openings, turn lanes
and control signs for regulation, warning, and guidance of traffic. '

Prior to land use clearance, traffic circulation and control onsite shall meet the approval of the Department of
Public Works Traffic Section.

Prior to occupancy, all signs shall be iristalled, and prior to final clearance, the County may require the developer
to add traffic safety devices, such as signing and striping, the need for which are not apparent at time of plan
approval but which are warranted due to actual field conditions. The developer shall install the traffic safety
dévices prior to final clearance. ' : A



f.Site Road Improvements

Where off-site road improvements or a dedication of right of way for off-site improvements is required for which
a need cannot be attnibuted to the project, the County shall deduct the value of construction or dedication from the

payment that would otherwise be collected for Traffic Mitigation Fee’s.

Improvements and dedication that are necessary to mitigate the specific impacts of a project on area roads are
considered on-site and are not to be deducted from the Traffic Mitigation Fee’s. If the value of the off-site road

improvements or dedication exceeds the payment required, the County may:

Reimburse the applicant the difference between the amount of the payment and the value of the additional

improvements and dedication, or

Enter into an agreement with the applicant to establish a credit for the additional improvements and

dedications.

If you have any questions, please contact me at 739-8785.

Sincerely,
E=, P A= 9]29]09
William T. Roberison Date-

cc: 07CUP-00000-00035
Charlie Ebeling, Transportation Manager, County of Santa Barbara, Public Works Department
F:\Group\Transportation\TRAFFIC\Transportation Planning\Development Review\Los Alamos\Chisan Nursery Development Plan 07CUp-Cond.doc’
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~ Santa Barbara County
Air Pollution Control District

To: North County Planning & Deve]bpmem Dept.

Attn:  Florence Trotter-Cadena, Planner

From: Molly M. Pearson YV\?
Date:  June 9, 2009

Case #: 07DVP-00000-00035; Chisan Nursery Development Plan

TAPN #: 133-130-009

The Air Pollution Control District (APCD) received additional app]uatlon materials related to the subject
project on May 15, 2009. The project was discussed at the Subdivision/Development Review Committee on
June 4, 2009. APCD staff offers the following revised comments, to rep]ace the February 13, 2008 memo that

~ was submitted by Vijaya Jammalamadaka at APCD:

__X__ Applicant is required to complete the attached “Notification for Renovation and Demolition”
form. The completed form should be mailed to-the Santa Barbara APCD no later than the date
specxfed m Section I.B.1 ofthe nstructions. :

X Standard dust mitigations are recommended for all construction and/or grading activities. The name
and telephone number of an on-site contact person must be provided-to the APCD* prior to issuance of

land use u]earance

__X__ Prior to occupancy, APCD permlts must be obtained for all equipment that requires an APCD permit.
APCD Authority to Construct permits are required for diesel engines tated at 50 bhp and greater (ez.,
firéwater pumps and emergency standby generators) and boﬂers/l arge water heaters whose combined

heat input rating exceeds 2. O million BTUs per hour. |

Attachment(s)
ce: Ray Severn, Pennfield & Smith ' ) » | Santa Barbars Count
Project File Air Pollution Control Dlstnc')t/
TEA Chron File . 301 East Cook Street, Suite L» Santa Maria, CA » 93454 .
805.614.6788 - * B05.614.9135 {fax) » BO * Www.shcaped, org

5.714.1259 (cell)
Our Vision \/\, Clean Ajr

Fred White
Inspector 111, REA
whitef@sbczpcd,nrg

Terencé E. Dressler = Air Pollution Control Officer.
orth San Antonio Road, Suite A « Santa Barbara, CA = 93110 « www.sbcapcd.org = 805.961.8800 805.961.8801 (fax)



Santa Barbara County
Air Pollution Control District

STANDARD DUST CONTROL REQUIREMENTS

The first measure is required for all projects involving earthmoving activities regardiess of the
project size or duration; the other measures must be implemented as applicable to the projecl.
Proper implementation of all of these Mmeasures, as necessary, is assumed 1o reduce fugitive dust
emissions to a level of insignificance and is strongly recommended for all discretionary projecis

involving earthmoving.

» During construction, use water trucks or sprinkler systems to keep all areas of vehicle
movement damp enough to prevent dust from leaving the site. At a minimum, this should
include wetting down such areas in the late morning and after work is completed for the day.

Increased watering frequency should be required whenever the wind speed exceeds 15
mph. Reclaimed water should be used whenever possible, unless prohibited by law.
Reclaimed water should not be used in or around crops grown for human consumption.
+  Minimize amount of disturbed area and reduce on site vehicle speeds to 15 miles per hour
or less. .

+ " Gravel pads must be installed at all access points to prevent tracking of mud on to public
roads. A vacuum truck or suction sweeper should be used to collect soil on paved

surfaces. The use of leaf blowers is prohibited.

= Il importation, exportation, and stockpiling of fill material are involved, soil stockpiled for
more than two days shall be covered, kept moist, or treated with soil binders to prevent dust
generation. Trucks transporting fill material to and from the site shall be tarped from the

point of origin.

= After clearing, grading, earth moving or excavation is completed, treat the disturbed area by
walering, or revegetating, or by spreading soil binders until the area Is paved or otherwise

developed so that dust generation will not occur.

= The contracior or builder shall designate a person or persons to monitor the dust control
program and to order increased watering, as necessary, to prevent transpori of dust offsite.
Their duties shall include holiday and weekend periods when work may not be in progress.
The name and telephone number of such persons shall be provided 1o the Air Pollution

Control District prior to land use clearance.

= Prior to land use clearance for map recordation (as applicable), the applicant shall include,
as a note on a separate informational sheet to be recorded with map, these dust control
requirements. All requirements shall be shown on grading and building plans.



RECEIVED
JUNO 42009 -

‘ S.B.COUNTY
PLANNING & DEVELOPMENT

Santa Barbara- County Pubhc Works Department
F]ood Contro] Q Water Agency A

 June4,2009. -, - 7

JUN 05 2009

S, COUNTY, NORT
PLANNING & nev‘stopgf}sm

, P]anmng Cormmssmn
4'County of Santa: Barbara e
"Planning &. Deve]opment Depanment :
123 E. Anapamu St. - g o
‘ Santa Barbara CA 93]0]

,..R O7DVP 00000 00035R Chisan Nursery Deve]opment P]an STl
: APN 133 ]30 009‘ Los A]amos IR N

) -:Thls letter supersedes the prevnous condmon letter for pro_]ect O7DVP—OQOOO 00035 dated

‘ ~*January 10 2008 A RN . . ) : ConlEe

fDear Commlssmners -
_-}The Dlsmct recommends that approva] of the above referenced prOJect be subJect to the
g fo]]owmg condltlons PR : T E T :: o
] Genera] : T T S ' P A
B The apphcant shal] comply WJththe Santa Barbara County Eood Control Dlsmct _ R
' Standard Conditions of- Approval dated' November 2007~ = 7 ; o
R A countvofsb orgjpwd/water/downloads/StdCond PlnAppreva] pdﬂ cL
b “The. apphcant shall prov1de a site p]an of the proposed deve]opment fol]owmg the .
g gmde]mes provxded ifi the Stardard Condmons of Approva] S . e
' “2 Pnor to Issuance of Dévelopmenit Permlts , - =N
Cosas PrOJects near a-walercourse. sha]] beé designed in comphance wnh the setback
S reqmrements described in Chapter 15B-of the Santa Barbara’ County Code.. * " :
- b -The applicant shall submlt all unprovement p]ans gradmg plans, dramage p}ans
.. - ‘drainage studles and, ]andscape plansto the. Dlstrlct for.review and: approva]
e Sald p]ans and- study shall-include, but not be hmlted to the: followmg g .
a A detenhon basm desi gned such that the post deve]opment peak. dlscharge e
rate does mot exceed the pre- deve]opment rate in a]lmetum penod events '
up to and mcludmg the ]00 -year event - S

e \FLOOD\DREV\CND\O?dvaOOOOOOOBSchd doc R : : - ) SR
>cott D, McGolpin . - .- 123 East Anapamu Street, Santa Barbam Cahforma 93101 Thomas D. Fayram

blic Works Director o PH: BO5 568-3440 FAX: 805 568-3434 www.countyofsb.org/pwd/water Deputy Public Works Director



All runoff shall be conveyed to a District approved watercourse in a non-
erosive manner. For discharge to a CALTRANS Right of Way, the

applicant shall include clearance/encroachment permit from that agency in

the drainage study.
The drainage study shall include the Preliminary Flood Report for the

adjacent employee dwelling units, prepared by Penfield & Smith

(December 22, 2005).
All proposed structures shall be elevated 2-feet above the existing grade

or shall be flood proofed per FEMA standards.

The drainage study shall address the impacts that the proposed structures
have on the overflow waters from the creek. Any offsite impacts as a
result of an increase in depth or spread of overflow waters shall be
mitigated for. :

The applicant shall acquire and submit all required data, forms and certifications
as described in the Standard Conditions of Approval.

The applicant shall sign the Agreement for Payment of Plan Check Fees (attached
to the Standard Conditions of Approval) and pay the appropnate plan check fee
deposit at the time of the initial submittal of maps, plans and studies.

The applicant shall acquire and supply proof of drainage easements for off-site

1.

v.

drainage conveyances.
The applicant shall sign and return the Maintenance Agreement (Subdivider’s or

Owner’s Agreement).
The applicant shall submit to the District electronic drawings in PDF format of

the approved Final Map, grading plans, improvement plans, drainage plans,
drainage studies and ]andscape plans on a compact disc along with one hard copy

of each.

3. Prior to Occupancy Clearance

a.

b.

Sincerely,

The engineer of record shall submit a Drainage ]mprovement Certification

(attached to the Standard Conditions of Approval).
The applicant shall submit an Elevation Certificate or certification of flood

proofing for the proposed structures.

SANTA BARBARA COUNTY FLOOD CONTROL & WATER CONSERVATION DISTRICT

By: %,,/u«zé A ﬂ{ﬁ;_

Nick Bruckbauer
Development Review Engineer

Cc:  Florence Trotter-Cadena, Planning & Development
Heung Bok Lee, 4375 Franklin Road, Santa Maria, CA 93455
Penfield & Smith, P.O. Box 98, Santa Barbara, CA 93101
Penfield & Smith, 210 East Enos, Suite A, Santa Maria, CA 93454

GAFLOOD\DREVNCNDAG7dvp000000003 5Rend.doc
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' RECEIVED ‘ o

Aemorandum ~ JUN 03 2009
* S.B.COUNTY (NORTH) _
- ! PLANNING & DEVELOPMENT
ATE: June 2, 2009
D: Florenée Trotter—Cadena

Planning and Development
Santa Maria.

LOM: Russ Sechler, Inspector
‘ Fire Department

JBJECT:  APN: 133-130-009; Permit #: 07DVP-00035 (revised plans and description)
Site: 9676 Harvest Road, Los Alamos | S o
Project Description: Development Plan for Chisan Nursery

\e above project is located within the jurisdiction of the Santa Barbara County Fire Department. To
mply -with the established standards, we submit the following with the understanding that the Fire
otection Certificate application may involve modifications, which may determine additional
nditions. - : : R o
. GENERALNOTICE " 0t

Stop work ilruriec.‘ijé’t‘elyu and contact the County Fire Department, ‘Hazardous Materials Unit if

vistal contamination or chemical odors are detected while implementing the approved work at

this site. Resumption of work requires approval of the HMU. e RN

Santa Barbara Couhty High Fire Hazérd 'A'Iea'RequjremehtS':nﬁisf be ine’i{; ’ g

PRIOR TO ERECTION OF COMBUSTIBLE BUILDING MATERIALS
THE FOLLOWING CONDITIONS MUST BE MET
All access Ways (public or private) shall be installed and made serviceable. Roadway plans,
acceptable to the fire department, shall be submitted for approval prior to any work being
undertaken. ' ,

~ Access shall be as shown on plans dated May 5, 2009.

Fire hyd:fants shall be installed. Fire hydrants shall be located lﬁ.ér fire departnﬁént specificaions
and shall flow 1250 gallons per minute at a 20 psi residual pressure. Plans shall be approved by
- the fire department prior to installation. ‘

" Plans for a stored water fire protection system shall be approved by the fire department. Water
storage shall be XXX (to be determined) gallons above the amount required for domestic usage
and shall be rgserved for fire protection purposes exclusively. -

If connection to a public water supply is not available and the current or anticipated system will
not meet minimum flow requirements, a fire department approved fire pump capable of
delivering a fire flow of 1250 gallons per minute shall be installed in compliance with N.F.P.A.



138-009 B 2 - June 2, 2009

Standard #20. The fire pump shall be supervised by a U.L. listed central station and be equipped
with a local alarm bell on the address side of the building. The stored water for fire protection
shall be XXXX (to be determined) gallons and comply with N.F.P.A. Standard #22.

The on-site water supply system shall be stubbed out to facilitate connection to the water district
or purveyor when available. Connection to a water district or purveyor mains shall be
accomplished within 180 days of availability.

Pumps powered by diesel IC engines rated over 50 brake-horsepower are subject to the
requirements of the Santa Barbara County Air Pollution Control District (APCD). An APCD
permit must be obtained prior to the procurement and installation of the diesel IC engine.

PRIOR TO OCCUPANCY CLEARANCE
THE FOLLOWING CONDITIONS MUST BE MET

Santa Barbara County Fire Department fire sprinkler systern requirements shall be met. Fire
sprinkler system plans shall be approved by the fire department prior to installation. Location of
ny fire department connection shall be determined by the fire department. The fire sprinkler
equirement is for the proposed warehouse/office building.

re sprinkler system plans shall require Fire Protection Engineer certification.

inta Barbara County Fire Department fire or emergency alarm system requirements shall be met.
ans shall be approved by the fire department prior to installation.

larm system plans shall require Fire Protection Engineer certification.
opane tanks shall be installed per Chapter 38 of the California Fire Code.
rtable fire extinguishers are required.

recorded address is required for the proposed warehouse /office building. The fire department shall
termine and assign all address numbers and shall issue such numbers to property owners and

cupants.

ilding address numbers shall be posted as requiréd by fire department.

cess way entrance gates shall conform to fire department standards.

1en access ways are gated a fire department approved locking system shall be installed.
<nox key box entry safe shall be installed..

/ment of development impact fees is required. The fees shall be computed on each new
Iding, including non-habitable spaces.

s will be calculated as follows:

Mitigation Fee at $.10 per square foot for structures with fire sprinkler systems
Mitigation Fee at $.20 per square foot for structures without fire sprinkler systems
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ADVISORY

7.1f the proposed projectv modifies the storage, handling or diSpen.éfng of haza;'dous material,
engineered drawings of the hazardous materials process shall be su‘bnn;'tted for approval prior to

operation. ,

hese conditions apply to the project as cur;enﬂy described. Future changes, including but not
imited to further division, change of occupancy, intensification of use, or increase in hazard
|assification, may require additional mitigation to comply with applicable development standards in

ffect at the time of change.

\ copy of this letter will be placed in your AsSeésgr’s Parcel File in this office and the fire department
dvises that these conditions be listed as a disclosure item should your property ever be sold.

\s always, if you have any questions or require further information, please telephone 805-681-5523 or
05-681-5500. . ' ‘ _

S:mkb

Joe Kim, Chisan Orchids Nursery, Iné., PO Box 525, Los Alamos, CA 93440
Ray Severn, Penfield & Smith, 210 E. Enos Dr, #A, Santa Maria 93454« - =
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5.B. COUNTY (NORTHj
PLANNING & DEVELOPMERT

. Hernandez, MPA
Director of Parks TO: Florence Trotter-Cadena, Planner

805) 568-2461 — .
(80%) Development Review

Planning and Development
hael Gibson, MPA

Business Manager

(805) 568-2477 | FROM: Claude Garciacelay, Park Planner

anena. AlA, AICP DATE: May 15, 2009

Project Manager
{805) 568-2470 : .
: RE: 07DVP-035 Chisan Nursery
- APN 133-130-009
jeff Stone L oL :
MNorth County i

Deputy Director
(805) 934-6145

- | County Parks has no conditions of approval of the above referenced case(s). -
Erik’ Axelson o o T o S . .
South County :
Deputy Director
(805) 681-5651 -
' cc:

inistration Office | -

ission Canyon Road |
Barbara, CA 93105
[el: (8O5) 568-2461
ax: {BOS5) 568-2459

I North County
Park Operatiens -
300 Goodwin Road
a Maria, CA 93455 .
el: (805) 934-6123
1x: (805) 934-6213

South County
Park Operations
le Real, Building E
Barbara, CA 93110
el: (805) 681-5650
x: {805) 681-5657

- Cachuma Lake |
lecreation Area
HC 59, Hwy.154
darbara, CA 93105
): (805) 686-5055
x: (805) 686-5075

www sbparls.org
ortunity Employer
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Santa Barbara County

PUBLICe: o a1t -

DEPARTMERT 2125 S. Centerpointe Pkwy., #333 * Santa Maria, CA 93455-1340
~ : : 805/346-8460 *FAX 805/346-8485

Micbele Mickdéwicz Director
Rck Menifield /Environmemal Heslth Director

TO: : Florence Trotter-Cadena, Planner RECEWEﬁ

Planning & Development Department o
GCT § 1 2008

Development Review Division
FROM: - Paul Jenzen $.B. COUNTY {NOR::. *
Environmental Health Services PLANNING DF - !
DATE: - September 28, 2009
SUBJECT:  Case No. 07DVP-00000-00035 Los Alamos Area
. Applicant: : Chisan Orchid Nursery
c/o Ray Severn, Penfield & Smith

210 E. Enos Drive, Suite A
Santa Maria, CA. 93454

Property Location: Assessor's Parcel No'. 133-]30—009, zamed AG-H—IOO, located at 9676
U.S. Highway 101. o

Case No. 07DVP-00000-0035 represents a request to construct a warehouse/office building, two greenhouses
of approximately 334,585 square feet and legalize three greenhouses of approximately 1,082,700 square feet.
Also included in the development plan are three detention basins. The following structures currently exist on
the parcel: Unpermitted greenhouses, two 5% wheel type units and three permitied employee dwellings.

“The project would employ 25-50 workers depending on the season.

Domestic water supply is proposed 1o be provided by a private water system. Because of the number of
projected employees, a Domestic Water Supply Permit will be required to be constructed to serve the project.

Sewage disposal is proposed to be provided by onsite wastewater treatment systems. The three permitted
employee residences have existing onsite wastewater treatment systems and require no additional permitting
from Environmental Health Services. The warehouse/office utilizes an onsite wastewater treatment system

which will need to be permitted. '

Providing the Planning Commission grants approval of the applicant's request, Environmental Health Services
recommends the fo|]]0wing be included as Conditions ofApproval:

1. ‘Prior to Issuance of Zoning Clearance, a completed application for a Domestic Water Supply Permit
. shall be Teviewed and approved by Environmental Health Services. The application shall include final
detailed engineering plans and specifications for the proposed water supply system to serve the
project. » ) . S

9 Prior to Issuance of Zoning Clearance, an application for an onsite wastewater treatment system pemﬁt
shall.be reviewed and approved by Environmental Health Services.




i

o P]gnrﬁng and Development Department

Case Number 07DVP-00000-00035
September 28, 2009
Page 2 of 2

3. Prior to Issuance of Zoning Clearance, Environmental Health Services shall review a Mosguito
Management Plan or service contract to control the breeding of mosquitoes in the retention basins

" proposed for this project.

4. Pror to Issuance of Zoning Clearance, the applicant shall submit verification from Regional Water
Qualtty Control Board that Waste Discharge Requirements apply or that exemption from such
requirements has been granted.

Paul Jenzen, R/ H.S
th Specialist
cc: Apphcant

Senior Enviro
Agent, Ray Severn, Penfield & Smith, 210 E. Enos Drive, Suite A, Santa Maria, CA. 93454
Ryan Lodge, Regional Water Quality Control Board
Mark Matson, Planning & Development Dept, Building Div., Santa Maria
Norman Fujimoto, Environmental Health Services

LU-4983
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County of Santa Barbara Public Works D'epartment‘ : PROTECT
Project Clean Water - - ' C./\@
123 E. Anapamu Street, Suite 240, Santa Barbara, CA 93101 —
(805) 568-3440 FAX (805) 568-3434 | CLEAN WATER

Website: www.countyofsb.org/project_cleanwater Sunta Barbara County

SCOTT D. MCGOLPIN _ ) ' _ THOMAS D. FAYRAM

Director -Deputy Director

RECEIVED

January 22,2008 .

P]alminé Cornmission : . 30 2008

Santa Barbara County Planning & Development S.B.COUNTY

123 E. Anapamu St. 2LANNING & DEVELOPMENT

Santa Barbara CA 93101 ‘ QE@EE:‘;ED
Re:  07DVP-00000-00035 Chisan Orchids Nursery c ' J AN 31 2008

APN 133-130-009 Los Alamos , .
S.B.COUNTY (NORTH)
PLAMMNMNG & DEVELOPMENT

Dear Planning Commissioners:

i

The above referenced project is subject to the County of Santa Barbara’s Standard Conditions for
Project Plan Approval — Water Quality BMPs. The conditions apply because the project has
more than 25 parking stalls. These conditions require appropriate treatment of runoff from
impervious surfaces for the design storm to remove potential pollutants (see attached conditions).

It is important to incorporate the treatment control features early on the design process.
The following specific provisions will apply:

1. Prior to recordation/zoning clearance, the applicant shall submit 1o the Water Resources
Division (attention: Project Clean Water) for review and approval either A) improvement
plans, grading & drainage plans, landscape plans, and a drainage study or B) a Storm Water
Quality Management Plan that includes relevant details on improvements, grading &

. drainage, and landscaping. The submittal must: , :
a. show the locations of all treatment facilities and their drainage (treaiment) areas,
b. demonstrate how the treatment facilities comply with the conditions by treating
runoff from the design storm, and '
c. include a lorig-term maintenance plan appropriate for the proposed facilities.

2 Prior to recordafion/zoning clearance, applicant shall submit the long-term mainienance plan
for review and approval to assure perpetual maintenance of the treatment control facilities by
the property owner. The maintenance plan shall be recorded with the County Clerk-Recorder.

1. Pror to issuance of Occupancy Clezrance, all drainage improvements required as.part of the
above conditions shall be constructed in aczordance with the approved plans and certified by a
Registered Civil Engineer or Landscape Axchitect. A set of As-Built plans shall be submuitied to
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Water Resources Division. All drainage improvements required as part of the above conditions
shall be constructed in accordance with the approved plans and certified by a Registered Civil
Engineer. A-Drainage Improvement Certificate shall be signed and stamped by the engineer of
record and be submitted to the Water Resources Division (attn: Cathleen Garnand).

Design guidance is available on the Project Clean Water website
(bttp://www.sbprojectcleanwater.org/post construction.html) and from the following resources:
Califormia Stormwater Best Management Practice Handbooks — New Development and
Redevelopment. California Stormwater Quality Association. 2003 (or most recent edition).
Technical Guidance Manual for Stormwater Quality Control Measures. Ventura
Countywide Stormwater Quality Management Program See Section 5.0, Treatment Control
BMPs :

Post-Construction Storm Water Management in New Development & Redevelopment —
National Menu of Best Management Practices for Stormwater Phase II. U.S. Environmental

Protection Agency.

I would be happy to work with the project team i selecting effective and appropriate measures for
this site. I can be reached at (805) 568-3561. ‘

Sincerely,

Cathleen Gamand
Civil Engineering Associate

Florence Trotter-Cadena 624 W. Foster Road Suite € Santa Mana, CA 93455

Ray Severn P&S 101 E. Victoria Santa Barbara, CA 93101
Heung Bok Lee, Chisan Nursery 4375 Franklin Road Santa Maria CA 93455

CC:

Attached Standard Conditions
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(
Attachment D: Central Board of Architectural Review Minutes jor January 25, 2008

. 07BAR-00000-00350 Lee New Warehouse & Office Building Los Alamos
07DVP-00000-0035 (Florence Trotter-Cadena) Jurisdicticn: DVP
Request of Ray Severn, agent for the owner, Heungbok Lee, to consider Case No. 07BAR-00000-000350
for conceptial review of a proposed warehouse/office building of approximately 8,000 square feet, a
proposed greenbouse of approximately 322,338 square feet, and three existing unpermitted
greenhouses for a total of 1,086,482 square feet. The project also includes an office building located
within greenhouse #1, a storage building of approximately 1,200 square feet and two detention basins
and roadway improvement. The following additional structures currently exist on the parcel: unpermitted
greenhouses, two fifth wheels with patio cover enclosures and three permitted employee dwelling trailers
(under construction). The proposed project will require less than 50 cubic yards of cut and fill. The property
is 49.9 acres, zoned AG-II-100 and shown as Assessor’s Parcel Number 133-130-009, located at 9676

Highway 101 in the Los Alamos area, Third Supervisorial District.

Project received conceptual review only. No action taken. Applicant may return for further
conceptual review. The following comments were made: -

CBAR COMMENTS:

o A site visit is required for a structure of this size. _

o . In concept, the CBAR supports a significant parking reduction, given that the applicant will

" require a maximum of 50 spaces, yet the LUDC requires 100. ‘

o Consider situating the building in the center of the site; the design needs to be more
agricultural in character, rather than an urban structure (such as the strip mall it currently
resembles). Alternatively, situate the structure perpendicular to HWY.

e The structure design should reflect function; don’t dress it up to look like something other
than what it is. A ,

o CBAR suggest the applicant should visit the Roblar Winery for ideas on how to minimize
impacts of a large structure in a similarly rural setting.

e Landscaping should be a combination of clusters, not in lines or geometrical forms.

o Add trees (example sycamores) to detention basin if allowed by flood control. '

e Return for site visit and further conceptual review.

AGROUP\PERMITTING\Case Files\DVP\07 Cases\07DVP-00000-00035 Chisan\CBAR\I -25—08mihillcs.doc' -
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